
MEMORANDUM 

From: Ken Gibb, Community Development Direct&;&.# 

To: Mayor and City Council 

Date: July 16, 2008 

Re: Seavev Meadows Notice of Dis~osition and Formal Findinas 

On June 16,2008, the City Council deliberated on the above referenced case and decided 
to approve the request, subject to adoption of Formal Findings and Conclusions. The 
applicant subsequently extended the State's 120-Day decision time line for this application 
by two weeks to allow additional time for the preparation of formal findings, and City 
Council consideration of the formal findings for this case was scheduled for July 21, 2008. 
Enclosed with this memorandum are a draft Notice of Disposition, Council revised 
conditions of approval, and Formal Findings and Conclusions. 

Review and Concur: 

/ ~co t t  Fewel, 
City Attorney 

Review and Concur: 

A$n S. Nelson, 
(J2ity Manager 



Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

CORVALLIS CITY COUNCIL 
NOTICE OF DISPOSITION 

ORDER # 2008 - 063 

CASE: Seavey Meadows (PLD08-00001, SUB08-00002) 

REQUEST: An appeal of a Planning Commission decision to deny a Major 
Modification to a Conceptual and a Detailed Development Plan and a 
Major Subdivision Replat to construct a mixture of single family detached 
homes, dupiexes, triplexes, and four- arid five-unit i~~uiti-iarniiy dweiiiriys 
on the site. Forty-three (43) dwelling units are proposed on the subject, 
3.46-acre, site. Planned Development approval is requested to allow 
variation to Land Development Code requirements regarding alleys, 
landscaping, parking, setbacks, and building design. 

APPLICANT: Willamette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, OR 97333 

OVVNER: City of Corvallis 
P.O. Box 1083 
Corvallis, OR 97339 

LOCATION: The subject site is located on the south side of Conser Street and north of 
Seavy Avenue in northeast Corvallis. The subject site is also identified on 
Benton County Assessor's Map 11-5-24 DC, as Tax Lots 500 through 
3700. 

DECISION: The City Council held a duly-advertised de novo public hearing on the 
appeal on June 2,2008. The record was requested to be held open, and 
additional written comments were received until June 9, 2008. The 
appellant submitted final written argument on June 12, 2008. The City 
Council deliberated and reached a tentative decision on the appeal on 
June 16, 2008. After consideration of all the testimony and evidence, the 
City Council voted to reverse the Planning Commission's decision to deny 
the request, and consequently, approved the appeal and approved the 
Major Modification to a Conceptual and Detailed Development Plan and 
Major Subdivision Replat. The applicant allowed additional time to 
prepare formal findings, under the State's 120-Day Rule, and on July 21, 
2008, the City Council adopted Formal Findings in support of its decision. 



If you wish to appeal this decision, an appeal ;;?lust be filed with the Sfate Land Use 
Board of Appeals within 21 days from the date of the decision. 

The proposal, staff report, hearing minutes, memoranda to City Council, and findings 
and conclusions may be reviewed at the Community Development Department, 
Planning Division, City Hall, 501 SW Madison Avenue. 

Charles C. Tomlinson 
Mayor, City of Corvallis 

Sigiied: July 21, 2008 
LUBA Appeal Deadline: August 11, 2008 

Attachment: City Council Adopted Formal Findings 

CONCEPTUAL AND DETAILED DEVELOPMENT PLAN EXPIRATION DATE (IF NOT 
APPEALED): July 21,2013 

If no appeal is filed by the appeal deadline, the Detailed Development Plan shall be 
valid for five (5) years. If the applicant has not begun construction within this period, the 
approval shall expire on July 21, 201 3. 

TENTATIVE SUBDIVISION PLAT 
EXPIRATION DATE (IF NOT APPEALED): July 21,2010 

If no appeal is filed by the appeal deadline, the Major Subdivision Replat shall be valid 
for two (2) years. If the applicant has not submitted a Final Subdivision Plat within the 
two-year period (with appropriate assurances for improvements, if applicable), the 
Major Subdivision Replat approval shall expire. 



CBRCESPTCONS OF APPROVAL FOR SEAVEY MEADOWS 
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CONDITIONS 

Consistencv with Plans - Development shall comply with the plans identified 
in Attachments A and M of the staff report, unless a requested modification 
otherwise meets the criteria for a Minor Planned Development Modification. 
Such changes may be processed in accordance with Chapter 2.5 of the 
Land Development Code. 

DSL Concurrence and Fill Permit - Prior to any site work, or issuance of any 
City Permit for work on the development site, the applicant shall provide 
Planning Division Staff with documentation from the Department of State 
Lands concurring with the applicant's wetland delineation for the site. 

Prior to any site work, or issuance of any City Permit for work on the 
development site, the applicant shall provide Planning Division Staff with an 
approved fill permit from the Department of State Lands and any other 
required permits from the US Army Corps of Engineers or the Oregon 
Department of Environmental Quality for the proposed development. 

RS - 12 Development Standards - Building permit applications for buildings 
on the subject development site shall demonstrate compliance with all 
applicable RS-12 Development Standards, as referenced in LDC Section 
3.6.30, 3.6.40, and 3.6.50, except as varied by this approval. Approved 
variations include the following: 

a. Variation to the 25-foot maximum front yard setback for Buildings 10, 11, 
17, and 18 

b. Variation to on-site parking requirements, as discussed, for Buildings 1, 
2, 3, 7, 8, and 9. 

Landscape Plans: 

a. Landscape Construction Documents - Prior to issuance of PlPC permits, 
the applicant shall submit for review and approval by the Planning 
Division Manager, landscape construction documents for this site which 
contain a specific planting plan (including correct plant names in the 
Latin format) for proposed landscaping, trees, shrubs, and groundcover. 
Plans for an automatic irrigation system to irrigate this landscaping shall 
also be submitted for review and approval. Irrigation is required in 
planting strips along Conser Street, Jasper Street, and the portions of 
Sorrel Place that do not abut single family detached, or duplex units. 
lrrigation is also required in required green areas, for required alley trees, 
and in parking lot landscape buffers. The detailed landscape plans shall 
be generally consistent with the landscape plans submitted for land use 
approval, and shall address the following requirements, as well as other 



requirements addressed in the staff report: 

1. Landscaping surrounding private outdoor open space areas shall 
provide some level of screening for privacy purposes, consistent 
with LDC 3.6.50.02.d. 

2. Address parking lot buffering for parking areas with four or more 
parking spaces, consistent with LDC 4.2.40. 

3. The height of hedges and fences within required yard areas shall 
be limited, consistent with LDC 4.2.50.01 

4. Required screening of trash receptacles, per LDC 4.10.60.05 (see 
also Condition 8). 

b. Landscape Maintenance Bond - All required landscaping for the 
development shall be planted or financially secured prior to the following 
thresholds: 

1. Street trees and planting strip landscaping along Conser Street, 
sha!! be pianted in conjunction with PlPC improvements. 

2. Green area landscaping, street trees along Jasper Street and 
Sorrel Place, parking lot landscaping, and alley trees shall be 
installed on, or adjacent to, each lot prior to approval of final 
inspections for the final dwelling unit on each lot. 

All required landscape areas shall be designed to achieve a minimum of 
90% ground coverage within 3 years. A 3-year maintenance bond for street 
trees and planting strip landscaping, green area landscaping, parking lot 
landscaping, and alley trees shall be provided prior to the City's on-site 
approval of the plantings. The landscape bond shall be submitted to 
Planning Division staff for review. 

Playqround Amenities - Because the applicant wishes to involve future 
residents in the selection of playground amenities for the required 
playground in Common Green # I ,  playground amenities, as required by LDC 
3.6.50.03.e, shall be installed and inspected prior to approval of the final 
inspection on Building 7 (the community building). 

Pedestrian-Oriented Desian Standards - To allow some flexibility in building 
designs from the building elevations that were provided by the applicant, 
building permit information for all buildings on the proposed development 
shall demonstrate compliance with applicable POD standards, with the 
exception of the following variations approved through the Planned 
Development process: 

a. If the fourplex option is chosen for Buildings 10 and 11, Units 33 and 34 
may be constructed with front doors located more than 200 feet from the 
nearest public sidewalk. 

b. With either design option (fourplexes or quads), Buildings 10 and 11 may 
be constructed without complying with the 25-foot maximum front yard 
setback or building frontage requirement. 



c. The community building (Building 7) shall demonstrate compliance with 
the multifamily PODS window coverage standards (LDC 4.1 0.60.04.d.5) 
instead of the standards of LDC 4.10.70.05.b.6. 

Please note that building permits for buildings within the development will 
need to demonstrate compliance with the mandatory design requirements of 
Condition 13 as well. 

Triplex Orientation - Designs for the triplex units (Buildings 1, 2, and 3) shall 
be revised at the time of building permit application to show a direct, paved 
walkway connection from the front doors of each unit on the north side of the 
buildings to the sidewalk along Conser Street. If the applicant wishes, the 
walkway shown on the north side of the alley to the south of the triplexes 
may be eliminated. 

Screeninq of Trash Enclosures - Detailed Landscape plans shall 
demonstrate compliance with the screening requirements of LDC 4.10.60.05. 
Prior to approval of the final inspection for the latter of Buildings 4, 5, or 6, 
the required screening shall be in place for adjacent dumpsters. Similarly, 
prior to approval of the final inspection for the latter of Buildings 10 or 11, the 
required screening shall be in place for the adjacent dumpster. 

Pedestrian Crossings - Where pedestrian walkways cross private alleys, 
contrasting paving materials shall be used, in compliance with LDC 
4.10.60.06.e. Compliance with this standard shall be demonstrated with 
permit materials for these private improvements. 

Bike Parkinq at the Community Buildinq - To compensate for the lack of on- 
site vehicle parking to serve the community building, the applicant shall 
install eight bicycle parking spaces to serve the community building, of 
which, four shall be covered. The bicycle parking shall be installed prior to 
approval of the final inspection for the community building. 

No Parkinq in Sport Court - Tract C, the proposed "sport court" located to the 
south of Buildings 17 and 18, shall be posted, "no parking." "No Parking" 
shall be painted along all curbs surrounding the court area. 

Fire Access Requirements - Compliance with the following fire access 
requirements shall be demonstrated either through the PlPC permit process, 
or through the permit process for private improvements on the site. 

a. Private alleys shall be painted as fire lanes (red curbs with white lettering 
- NO PARKING - FIRE LANE). Thai marking shall extend io Goth sides 
of the westerly private alley as it comes around to meet Sorrel Place. 

b. Sorrel Place and Jasper Street shall be restricted to allow parking only 
on one side of each street - along the north side of Sorrel Place and 
along the west side of Jasper Street. This restriction shall be indicated 
by signage along the south side of Sorrel Place and east side of Jasper 
Street stating "NO PARKING - FIRE LANE." 



Visual Compatibility - To ensure compatibility within the development, as well 
as compatibility with nearby developed areas, the following design elements 
of all proposed buildings on the site shall be mandatory. Compliance with 
this requirement shall be demonstrated through the building permit process. 

a. Buildings shall be contained within the building envelopes as shown on 
the applicant's February 25, 2008, plan set, or shall comply with 
applicable setback requirements of the zoning district. 

b. Buildings shall contain the same number of bedrooms as proposed on 
the applicant's February 25, 2008, plan set. 

c. Parking sewing each dwelling shall remain as proposed by the applicant, 
and approved by the City Council. 

d. Exterior materials for all buildings shall be taken from the list of "typical 
exterior materials," as shown on the applicant's February 25, 2008, plan 
set. 

e. Buildings shall comply with POD standards, consistent with the 
stipulations of Condition 6. 

. Biiildiiigs shall be iio higher than 30 feet, as measiired at the highest 
point of each building. 

g. The number of bicycle parking spaces within units shall remain as shown 
on the applicant's February 25, 2008, plan set. 

Liqhtinq - With the exception of public streetlights, which shall be installed 
consistent with the requirements of Condition 30, the applicant shall , 
demonstrate compliance with the applicable requirements of LDC 4.2.80 with 
submittal of a site-wide external lighting plan to be reviewed and approved by 
Development Services Staff prior to occupancy of any building on the site. 

Sianaue - Prior to installation of the proposed monument sign on the site, the 
applicant shall obtain a sign permit for the proposed sign and shall 
demonstrate that the sign will comply with all applicable requirements of LDC 
Chapter 4.7. 

Triplexes on Individual Lots - To comply with tandem parking requirements, 
the applicant shall revise the final subdivision plat for the development to 
place each triplex on an individual lot that complies with applicable platting 
standards. 

Public Improvements - Any plans for public improvements referenced within 
the application or this staff report shall not be considered final engineered 
public improvement plans. Prior to issuance of any structural or site utility 
construction permits, the applicant shall obtain approval of, and permits for, 
engineered plans for public improvements from the City's Engineering 
Division. The applicant shall submit necessary engineered plans and studies 
for public utility and transportation systems to ensure that adequate street, 
water, sewer, storm drainage and street lighting improvements are provided. 
Final utility alignments that maximize separation from adjacent utilities and 
street trees shall be engineered with the plans for public improvements in 
accordance with all applicable LDC criteria and City, DEQ and Oregon 
Health Division requirements for utilitv separations Public improvement plan 



submittals will be reviewed and approved by the City Engineer under the 
procedures outlined in Land Development Code Section 4.0.80. 

ROW Improvements - Prior to the final plat, required public and franchise 
utility improvements on NE Conser Street shall be installed or secured in 
accordance with the provisions of Section 2.4.40.08. Public improvements 
include, but are not limited to, 12 ft landscape strips and 5 ft setback 
sidewalks. The final plat shall show additional ROW along the NE Conser 
Street ROW frontage in order to achieve a total of 34 ft from the original 
ROW centerline. 

ROW Improvements - Prior to the final plat, required public and franchise 
utility improvements on NE Jasper Street shall be installed or secured in 
accordance with the provisions of Section 2.4.40.08. Construction of 
sidewalks may be deferred until development of the site and reviewed as a 
component of the Building Permit. However, in no case shall construction of 
the sidewalks be completed later than three years from the recording of the 
Final Plat. The obligation to complete sidewalk construction within three 
years will be outlined in a deed restriction on affected parcels and recorded 
concurrently with the Final Plat. Public improvements include, but are not 
limited to, 6 ft landscape strips and 5 ft setback sidewalks. The final plat 
shall show additional ROW along the NE Jasper Street ROW frontage in 
order to achieve a minimum total of 50 ft of ROW. 

ROW Improvements - Prior to the final plat, required public and franchise 
utility improvements on NE Sorrel Place shall be installed or secured in 
accordance with the provisions of Section 2.4.40.08. Construction of 
sidewalks may be deferred until development of the site and reviewed as a 
component of the Building Permit. However, in no case shall construction of 
the sidewalks be completed later than three years from the recording of the 
Final Plat. The obligation to complete sidewalk construction within three 
years will be outlined in a deed restriction on affected parcels and recorded 
concurrently with the Final Plat. Where sidewalks abut common areas, the 
sidewalks and planted areas shall be installed with street improvements. 
Public improvements include, but are not limited to, 6 ft landscape strip and 5 
ft setback sidewalk along the north side of NE Sorrel Place. The final plat 
shall show additional ROW along the NE Sorrel Place ROW frontage in 
order to achieve a minimum total of 25 ft from the original ROW centerline. 

Private Allevs - Prior to the issuance of building permits, the developer shall 
construct the private alley improvements. The alleys shall be built to City 
standards as outlined in LDC 4.0.60.j. At the time of final plat, the applicant 
shall create separate, privately owned, tracts for the alleys. Installation of the 
private alleys will be subject to permitting through the City's Development 
Services Division. 

Eliminate Sidewalk on north side of Easterlv Allev - To avoid potential 
conflicts between pedestrians and vehicles, the applicant shall eliminate the 
proposed sidewalk along the north and west sides of the easterly alley on the 
development site. 



r a waterl~ne as it will be in 

considered. The storm water detention facilities shall be designed consistent 
with both criteria outlined in Appendix F of the Storm Water Master Plan, and 
criteria outlined in the most recent version of the King County, Washington, 
Surface Water Design Manual, and shall be designed to capture and release 
run-off so the run-off rates from the site after development do not exceed the 
pre-developed conditions, based on the 2-year, 5-year, and 10-year, 24-hour 
design storms. The maximum design storm for detention facilities shall be 
based on the 1 0-year return event with 24-hour duration based on the 
standard NRCS Type 1A rainfall distribution. The Natural Resource 
Conservation Service (NRCS) TR-55 shall be used. In addition, the 
detention facility must be designed to safely pass storms up to the 100-year, 

- Concurrent with development, stormwater quality shall 



tormwater detention and water quality facilities shall be publicly owned and 

pproval, or prior to development on the subject properties, whichever 
omes first, written consent to the aiteration of the owner's property 
oundary, and to the development proposed on the owner's property, shall 
e provided from each affected property owner. Additionally, the final plat 

on the development site, VVNHS, or any affiliated corporations that undertake 
ownership of the property, shall hire a Licensed Commercial Operator to 
apply any and all pesticides or herbicides on the site. This is required to 
minimize potential negative water quality impacts that might affect adjacent 
wetlands. The commercial operator shall be licensed by the Oregon 
Department of Agriculture, with licenses in the categories of Ornamental and 
TurflHerbicide and Ornamental and TurflHerbacide and Fungicide, or other 
applicable categories, with the appropriate insurance for that license. The 
Licensed Commercial Operator is to practice Integrated Pest Management, 
as defined in Oregon Revised Statutes 634.650. The use of any pesticide 
material that contains any of the top ten leachable ingredients, as identified 
by the Oregon Department of Agriculture, Department of Environment , Quality, andlor USGS for Oregon is strictly prohibited, with the exception for I 



applications necessary to eradicate insect infestations affecting buildings, 
indoor living areas, and/or infestations affecting the safety of residents, when 
other methods are ineffective. Lease agreements for all units within the 
development, including ground leases for the single family dwellings, shall 
clearly state that individual homeowners are prohibited from applying 
pesticides, herbicides, fungicides, or fertilizers to the subject properties. 

Development Related Concerns: 

A. Mailbox Locations - Mailbox locations shall be coordinated between the 
developer and the Post Office as part of the public improvements construction 
process. 

B. Excavation and Grading Plans - Prior to issuance of any construction permits, 
the applicant shall submit an excavation and grading plan, including erosion 
control methods, to the City's Development Services Department for review and 
approval. 

C. Other Permits - Prior to issuance of any construction permits, the applicant shall 
be required to obtain a National Pollutant Discharge Elimination System 
(NPDES) permit if construction activity will disturb, through clearing, grading, 
and/or excavation, one acre of the site. Additionally, any permits required by 
other agencies such as the Division of State Lands; Army Corps of Engineers; 
Railroads; County; or Oregon Department of Transportation, shall be approved 
and submitted to the City prior to issuance of any City permits. 

D. lnfrastructure Cost Recovery - Where it is determined that there will be 
lnfrastructure Cost Recovery payments from past public improvements the 
developer shall pay their required share of the costs prior to receiving any 
building permits in accordance with Corvallis Municipal Code 2.1 8.040. 

E. Streetsca~e Plan - As part of the public improvement plans, the applicant shall 
include a "streetscape" plan that incorporates the following features: composite 
utility plan; street lights; proposed driveway locations; vision clearance triangles 
for each intersection; street striping and signing (in conformance with the 
MUTCD); and proposed street tree locations. 

F. Subdivision Name - The County Surveyors Office notes that the name "Seavy 
Meadows" has already been used by a recorded plat within Benton County. 
Another subdivision name wiil need to be selected prior to recording of the final 
plat for the Major Subdivision Replat. 

Page 10of 10 



BEFORE THE CITY COUNCIL 
OF THE CITY CORVALLIS 

FINDINGS - SEAVEY MEADOWS 
MAJOR MODIFICATION TO A CONCEPTUAL AND 

DETAILED DEVELOPMENT PLAN I MAJOR SUBDIVISION REPLAT 

In the matter of a City Council decision to ) 
approve a Major Conceptual and ) 
Detailed Development Plan Modification ) PLD08-00001 
1 Major Replat; and to reverse the ) SUB08-00001 
Planning Commission's decision, and ) 
uphold the appeal, 

PREAMBLE 

This matter before the Corvallis City Council is a decision regarding an appeal of the 
Planning Commission's denial of a Major Modification to a Conceptual and Detailed 
Development Plan and a Major Subdivision Replat to construct a mixture of single family 
detached homes, duplexes, triplexes, and four- and five-unit multi-family dwellings on 
the site. Forty-three (43) dwelling units are proposed on the subject 3.46-acre site that 
is zoned PD(RS-12) (Medium-High Density Residential with a Planned Development 
Overlay). A total of 12 lots and three tracts would be created through the Major 
Subdivision Replat. The development would also include a 1,700 square foot 
community building and approximately 14,000 square feet of landscaped play areas 
and common areas. Planned Development approval is requested to allow variation to 
Land Development Code requirements regarding alleys, landscaping, parking, 
setbacks, and building design. 

The 3.46-acre site is located south and east of NE Conser Street and contains NE Jasper 
Street and NE Sorrel Place. Seavey Avenue is located immediately to the south. A four- 
unit attached townhome that currently occupies a portion of the site was constructed 
consistent with the 1982 Planned Development approval for Seavey Meadows. 
Improvements to NE Conser Street, NE Jasper Street, and NE Sorrel Place were also 
made at this time, which included construction of streets, sidewalks, and storm sewers. 
Additionally, water and sanitary sewer service was extended to the site. No other 
development has taken place at the site since these improvements were made. The site 
is composed of Tax Lots 500 through 3700 from Benton County Assessor's Map 11-5- 
24DC. The current owners of the property are the City of Corvailis, James and Carol 
Durrant, and the Seavey Meadows Homeowners Association. 

The Corvallis Planning Commission conducted a hearing on the above-referenced Major 
Modification to a Conceptual and Detailed Development Plan and Major Subdivision Replat 
on April 2, 2008. On April 16, 2008, the Planning Commission deliberated and voted to 
deny the Major Conceptual and Detailed Development Plan Modification and Major 
Subdivision Replat. A notice of decision was signed on April 18,2008, (Order # 2008-040). 

Page 1 of Findings and Conclusions 
Seavey Meadows Major Conceptual and Detailed Development Plan Modification / Major Replat (PLD08-00001/SUB08-00001) 



On April 28, 2008, Willamette Neighborhood Housing Services (hereinafter referred to as 
"Appellant"), filed an appeal of the Planning Commission's decision to deny the Major 
Conceptual and Detailed Development Plan Modification and Major Subdivision Replat. 
The Land Development Code ("LDC") specifies that the City Council hear de novo appeals 
of Planning Commission decisions regarding these land use applications. 

The City Council held a duly advertised de novo public hearing on the application on June 
2, 2008. The public hearing was closed; however, the written record was held open for 
seven additional days, and the City Council deliberated and reached a tentative decision 
on the appeal on June 16, 2008. 

After consideration of all the testimony and evidence, the City Council voted to approve the 
Major Modification to a Conceptual and Detailed Development Plan and Major Subdivision 
Replat requests with conditions, thereby reversing the Planning Commission's decision and 
upholding the appeal. 

Applicable Criteria 

All applicable legal criteria governing review of this application are identified in the public 
notices for the April 2, 2008, and June 2, 2008, public hearings; the Staff Report to the 
Planning Commission, dated March 19, 2008; the staff memorandum to the City Council 
dated May 23, 2008, and the minutes of the City Council public hearing and deliberations 
dated June 2, 2008, and June 16, 2008, respectively. The cited Comprehensive Plan 
policies are fully implemented by the 2006 Land Development Code. Where variations to 
standards have been requested through the Planned Development process, 
Comprehensive Plan policies have been utilized to provide direction regarding the 
requested variations to standards. Similarly, where LDC provisions are ambiguous, 
Comprehensive Plan policies have been utilized to provide context and to clarify the 
purpose of ambiguous language. 

FINDINGS AND CONCLUSIONS RELATED TO THE APPEAL OF SEAVEY MEADOWS 
MAJOR MODIFICATION TO A CONCEPTUAL AND DETAILED DEVELOPMENT PLAN1 
MAJOR SUBDIVISION REPLAT (PLD08-00001 I SUB08-00001) 

1. The City Council accepts and adopts those findings made in the Staff Report to the 
Planning Commission, dated March 19, 2008, that support approval of the Major 
Conceptual and Detailed Development Plan Modification and Major Subdivision 
Replat. The City Council accepts and adopts those findings made in the May 23, 
2008, staff memorandum to the City Council (Appendix A), that support approving 
the Major Conceptual and Detailed Development Plan Modification and Msjljo; 
Subdivision Replat, as conditioned. The City Council also adopts as findings, those 
portions of the Minutes of the City Council meetings dated June 2, 2008, and June 
16,2008, that demonstrate support for approving the Major Conceptual and Detailed 
Development Plan Modification and Major Subdivision Replat (Appendices D and 
E). The City Council adopts as findings, the Staff Memoranda to the City Council, 
dated June 13, 2008 (Appendix B), and June 16, 2008 (Appendix C), which 
include responses to questions asked by Council members at the June 2, 2008, 

Page 2 of Findings and Conclusions 
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public hearing. The City Council specifically accepts and adopts as findings the 
rationale given during deliberations in the June 16, 2008, meeting by Council 
Members expressing their support for approving the Major Conceptual and Detailed 
Development Plan Modification and Major Subdivision Replat. All of the above- 
referenced documents are attached as Appendices. All of the above-referenced 
documents shall be referred to in these findings as the "Incorporated Findings". The 
findings below, (the "supplemental findingsi1), supplement and elaborate the findings 
contained in the materials noted above, all of which are attached and incorporated 
herein, by reference to the specific Appendix. When there is a conflict between the 
supplemental findings and the Incorporated Findings, the supplemental findings 
shall prevail. 

2. The City Council notes that the May 23, 2008, staff memorandum to Council 
(AppendixA) presents information on Attachments 111-1 05 through 111-1 12 regarding 
pages of the March 19, 2008, staff report to the Planning Commission that contain 
discussions on the need for imposing Conditions of Approval # 1 through 32. The 
Council notes that the approved changes to Conditions 13, 14, 24, and 27, were 
made to correct errors or provide clarification, as reflected in the Minutes of the April 
2,2008, and April 16,2008, Planning Commission minutes. The Council finds those 
changes to be necessary in order to correct errors or provide needed clarification. 
The Council notes that Staff brought forward Conditions # 33 and 34 in response to 
questions asked by the Planning Commission at their April 2, 2008, and April 16, 
2008, meetings. Condition #33 requires the City to establish protections for the 
remaining wetland areas at Seavey Meadows. The Council finds that this condition 
of approval is necessary to balance the impacts of the proposed development on the 
wetlands within the 3.46-acre development site and to provide compensating 
benefits for the requested variations to on-site parking standards, alley length 
standards, maximum front yard setback requirements, and standards for pedestrian 
access forfourplex units on Lot 10, as discussed in Attachments 111-54 through 111-61 
of the May 23, 2008, staff memorandum to Council (Appendix A). The Council 
notes that Condition #34 would place restrictions on the application of chemicals to 
ground area within the Seavey Meadows development in order to minimize the 
potential for negative impacts to the adjacent protected wetlands. The Council finds 
that this condition is necessary to ensure compliance with LDC criterion 
2.5.40.04.a.12, which states that development shall not produce incompatible air 
and water quality impacts. The Council notes that C~nditions # 13c and 27 were 
amended by the City Council during its deliberations on June 16,2008. The Council 
finds that the change to Condition # I  3c is necessary to correct a factual error in the 
condition, as reflected in the June 16, 2008, City Council minutes (Appendix E). 
The Council notes that the changes to Condition #27 were introduced by Staff to 
provide necessary clarification regarding the required standards for stormwater 
detention facilities to serve the proposed development, as discussed in the June 16, 
2008, staff Memorandum to Council (Appendix C). The Council finds that all of the 
approved Conditions are reasonable conditions that are feasible for the applicant to 
comply with and necessary to satisfy the applicable criteria presented in the May 
23, 2008, staff memorandum to Council and the supplemental findings presented 
below. 
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3. The City Council notes that the record contains ail information needed to evaluate 
the Major Modification to a Conceptual and Detailed Development Plan and Major 
Subdivision Replat decision for compliance with the relevant criteria. 

4. To approve a Major Conceptual and Detailed Development Plan Modification, LDC 
Sections 2.5.40.04 and 2.5.60.04 require that the proposal be consistent with the 
purposes of Chapter 2.5, the policies and density requirements of the Corvallis 
Comprehensive Plan ("CCP"), LDC, and other policies and standards adopted by 
the City Council. The Council notes that the LDC language in 2.5.40.04 and 
2.5.60.04 does not require an application to "comply" with the CCP policies, but 
does require an application to be consistent. The Council notes that the Corvallis 
Comprehensive Plan was adopted in 2000, the Council notes that the LDC was 
adopted in 2006, The Council notes that both the CCP and the LDC were 
acknowledged by DLCD, in compliance with the requirements of Periodic Review. 
The Council notes that both the CCP in Article 51.5 (Appendix F) and the 
implementing ordinances for the LDC (Appendix G )  state that the LDC is intended 
to implement the CCP. The City Council finds that the LDC does fully implement the 
CCP. The City Council notes that LDC provisions occasionally refer to consistency 
with Comprehensive Plan Policies. The City Council notes that regarding this 
proposal, the LDC in Chapter 2.5 refers to consistency with Comprehensive Plan 
Policies at LDC 2.5.40.04. 

5. The City Council notes that the language in LDC 2.5.40.04 and 2.5.60.04 (in 
requiring consistency with the criteria in LDC 2.5.40.04) requiring an application to 
be consistent with "the purposes of this chapter" is not intended to make the 
purpose statements found in LDC 2.5.02 into independent review criteria. Instead 
these purpose statements may be of use in resolving ambiguities or in determining 
whether to approve a proposed variance from a given LDC standard. The Council 
notes that LDC 2.5.40.04 requires the Council to determine whether the proposal 
is consistent with the purposes of the chapter and the density and other applicable 
policies from the CCP. The City Council interprets this language as applying to the 
review of requested deviations from standards found in the Land Development 
Code. If an application complies fully with the standards in the Land Development 
Code, the Council finds that it will always be compatible with the purposes of the 
Planned Development Chapter and will always be consistent with the policies of the 
CCP. Although the notices and staff reports, discussion and public testimony all 
have referred to Comprehensive Plan policies, the City Council finds that many of 
these references are either irrelevant or unnecessary or surplusage. The City 
Council believes that the general use of Comprehensive Plan policies as review 
criteria was necessary only until the 2006 Land Development Code, which fully 
implemented the Comprehensive Plan, was adopted. Accordingly, except as 
specifically related to the discussion of a requested variance from the LDC 
standards, the City Council finds that consistency with the LDC is, by its nature, 
consistency with the CCP. Where no variance is requested, the appropriate review 
criteria are those found in the Land Development Code. The Council finds that 
Comprehensive Plan policies, while informing the interpretation of those LDC 
provisions (when ambiguities exist), are not in themselves review criteria. 
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References to purpose statements within the Land Development Code are similarly 
valuable for reviewing proposed variations from Land Development Code standards, 
but are not, in themselves, review criteria that would apply to an application that 
otherwise meets the Land Development Code standards. The Council notes that 
it is unlikely that any one proposal could be consistent with all of the purpose 
statements, and notes that some of the listed purposes may conflict with other listed 
purposes. Similarly, the Council notes that consistency with all Comprehensive Plan 
Policies is not necessarily possible, given the sometimes conflicting direction of the 
policies. The 2006 Land Development Code was developed, in part, to resolve 
these apparent conflicts with a clear and objective set of standards. To the extent 
the notices, staff report, applicant, or public refer to the Comprehensive Plan or 
purpose statements, those references are largely irrelevant, except as the Council 
specifically notes in these findings that its review of a variation to a standard from 
the Land Development Code (as allowed through the Planned Development 
process) or resolving an ambiguity through an interpretation is assisted by a policy 
or purpose statement. 

The lncorporated Findings list all of the applicable approval criteria, and demonstrate 
compliance with these approval criteria. These supplemental findings elaborate upon and 
clarify the lncorporated Findings, and primarily address issues raised in opposition to the 
application. These supplemental findings, like the lncorporated Findings, are grouped into 
six categories, which facilitate a comprehensive and cohesive review of the applicable 
criteria. The categories include Land Use, Natural Resources, Compatibility, Circulation, 
Public Facilities and Services, and Tentative Subdivision Plat. The issue categories are 
identified with Roman numeral, subcategories are identified by a letter, and findings are 
assigned chronological numbers. 

1. Land Use 

Applicable Criteria 

Section 3.6.20 - PERMITTED USES 

3.6.20.01 - Ministerial Development 

a. Primary Uses Permitted Outright 

1. Residential Use T v ~ e s  - 

a) Family 

5 )  Group Residential 

C) Group ResidentiallGroup Care 

d Residential Care Facilities 

e) Fraternities and Sororities 

2. Residential Building T v ~ e s  - 
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a9 Single Detached 

b) Single Detached -Zero Lot Line 

c) Single Attached - Zero Lot Line, two units 

d) Attached - Townhouse 

e) Duplex 

g) Manufactured Dwelling Facility in accordance with Chapter 4.8 - 
Manufactured Dwelling Facility Standards 

3. Civic Use Types - 

a) Community Recreation 

b) Postal Services - Customer 

C) Public Safety Services 

d) Religious Assembly 

e) Social Service Facilities 

4. Commercial Use Types - 

a) Commercial Use Types existing prior to  December 31,2006, along SW 
Fifth and SW Sixth streets, from SW Adams Avenue to Western 
Boulevard 

b) Lodging Services - Bed and Breakfast only 

c) Offices, as defined in Chapter 1.6 - Definitions, and existing prior to 
December 31, 2006. Expansions shall be subject to Conditional 
Development Review, as noted in Section 3.6.20.02, below 

b. Accessory Uses Permitted Outright 

1. Colocatedlattached Wireless Telecommunication Facilities on Multi-family 
residential structures, with three or more stories and that do not increase the 
height of the existing structures by more than 10 ft., subject to the standards 
in Chapter 4.9 - Additional Provisions 

2. Colocatedlattached Wireless Telecommunication Facilities on nonresidential 
structures that do not increase the height of the existing structures by more 
than 10 ft., subject to the standards in Chapter 4.9 -Additional Provisions 

3. Essential Services 

4. Day Care, Family, as defined in Chapter 1.6 - Definitions 

5. Home Business, as defined in Chapter 1.6 - Definitions 

6. Horticultural - personal use 
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7. Model Dweiiing Units 

8. Other development customarily incidental to the Primary Uses in accordance 
with Chapter 4.3 - Accessory Development Regulations 

9. Required off-street parking for Uses permitted in the zone in accordance with 
Chapter 4.1 - Parking, Loading, and Access Requirements 

10. Sports and Recreation - personal use 

11. Tree, Row, and Field Crops - personal use 

A. The City Council notes that the applicant responded to the applicable criteria 
as part of a complete application submitted for the Major Modification to a 
Conceptual and Detailed Development Plan and Major Subdivision Replat. 
The Council notes that the applicant's responses to the applicable criteria 
cited above are found on Attachment 111-231 through 111-233 of the May 23, 
2008, staff memorandum to Council. 

B. The City Council notes that the subject site is designated on the Corvallis 
Comprehensive Map for Medium-High Density Residential Development, as 
shown on Attachment 111-1 18 of the May 23,2008, staff memorandum to City 
Council (Appendix A). The Council also notes that the site is zoned PD(RS- 
12) consistent with the Comprehensive Plan Map Designation for the site, as 
shown on Attachment 111-1 19 of the May 23,2008, staff memorandum to City 
Council (Appendix A). 

C. The City Council notes that findings in response to the applicable criteria 
cited above are in the May 23, 2008, staff memorandum to City Council 
(Appendix A). The Council adopts the Incorporated Findings, including 
(but not limited to) the findings and conclusions in the May 23, 2008, staff 
memorandum to the City Council presented on Attachments 111-10 through 
111-1 1. The Council finds that the proposed land uses are consistent with 
those listed in LDC Section 3.6.20, including the Community Building, 
which has been determined to be a use normal and incidental to the 
primary use, as allowed per LDC 3.6.20.01 .b.8. 

I I .  Natural Resources and Natural Hazards 

Applicable Criteria 

Section 4.2.20 - GENERAL PROVISIONS 

c. Protection of Shrub, Ground Cover and Tree Specimens in Inventoried Areas of the 
Adopted Natural Features Inventory Map dated December 20, 2004 - 
1. For shrub, groundcover, and tree specimens within the areas inventoried as 

part of the Natural Features Inventory, preservation requirements shall be in 
accordance with the provisions of Chapter 4.5 - Natural Hazard and Hillside 
Development Provisions, Chapter 4.11 - Minimum Assured Development 
Area (MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, 
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and Chapter 4.113 - Riparian Corridor and Wetiand Provisions. See Adopted 
Natural Features lnventory Map dated December 20,2004, for information 
regarding areas inventoried as part of the Natural Features Inventory. 

2. Plants to be preserved and methods of protection shall be indicated on the 
detailed planting plan submitted for approval. Existing trees and shrubs 
shalt be considered presenred if the standards in Section 4.12.60.f are met. 

d. Protection of Significant Tree and Significant Shrub Specimens Outside of 
Inventoried Areas of the Adopted Natural Features lnventory Map dated December 
20,2004 - 

1. Significant Tree and Significant Shrub specimens outside of the areas 
inventoried as part of the Natural Features lnventory should be preserved to 
the greatest extent practicable and integrated into the design of a 
development. See Adopted Natural Features lnventory Map dated 
December 20,2004, for information regarding areas inventoried as part of 
the Natural Features Inventory. See also the definitions for Significant 
Shrub and Significant Tree in Chapter 1.6 - Definitions. 

4.13.40 - PROCEDURES 

Application -When development is proposed on a property containing or abutting a 
Significant Riparian Corridor or Wetland area, an application shall be submitted that 
accurately indicates the locations of these Natural Resources and the location of any 
proposed development. The application shall contain a description of the extent to which 
any Floodplain, Watercourse, or Wetland is proposed to be altered or affected as a result of 
proposed development and shall include the information in "a," and "b," below. 

b. For properties containing Wetlands, as indicated on the Corvallis Local Wetland 
lnventory Map - The submittal materials listed below are required. Additionally, all 
applications will be reviewed to determine that all necessary permits have been 
obtained or will be obtained from those federal, state, or local governmental 
agencies that require prior approval. 

1. Site Plan - A  site plan that graphically depicts: 

a) A11 Wetland boundaries, as indicated on the Corvallis Local Wetland 
lnventory Map; 

b) A 25-ft. setbacklbuffer around the upland edge of locally and non- 
locally protected Wetlands, as mapped on the City's Local Wetland 
lnventory Map'. Pr~ximate Wetlands shall not be included when 
determining this 25-ft. setbacwbuffer location; and 

1 

Local Wetland Inventories are considered to provide a level of accuracy of within 25 ft. for identification of the Wetland- 

upland interface. Consequently, the 25-ft setbacklbuffer identified in Section 4.13.40.b. 1 .b is intended to ensure that 

significant Wetlands are protected consistent with the requirements of OAR 660, Division 23 prior to the receipt of a 

Department of State Lands (DSL) approved Wetland Delineation. For developmeilt review purposes, a property owner 

may propose development within this setbacklbuffer, and approval may be granted, contingent upon receipt by the City 

of an approved Wetland Delineation indicating that the proposed development is outside of lands determined to be 

Wetlands by the Department of State Lands. In such cases, no development permits shall be issued prior to receipt of said 

Wetland Delineation. 
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c) A Wetland Delineation of the boundaries of the Wetland area, with 
an accompanying site map, that has been accepted and approved 
by the Department of State Lands (DSL) may be substituted for the 
information in "b," above; 

4.13.80.02 - Procedures for Non-locally Protected Wetlands 

Department of State Lands and US Army Corps of Engineers Notification Required - In 
addition to the restrictions and requirements of this Section, all proposed development 
activities within any Wetland are also subject to Oregon Department of State Lands (DSL) 
and US Army Corps of Engineers standards and approval. Where there is a difference, the 
more restrictive regulation shall apply. In accordance with ORS 227.350, as amended, the 
applicant shall be responsible for notifying DSL and the Corps of Engineers whenever any 
portion of any Wetland is proposed for development. 

No application for development will be accepted as complete until documentation of such 
notification is provided, and no site development permits, such as Grading and Excavation 
Permits, Public Improvements by Private Contract Permits (PIPC), and Building Permits, 
shall be issued until the City has received verification of DSL and Corps of Engineers 
approval for development on the subject site. Non-locally Protected Wetlands are shown 
on the City's hoca! Wetlands !nventory Map. 

A. The City Council notes that the applicant responded to the applicable 
criteria as part of a complete application submitted for the Major 
Modification to a Conceptual and Detailed Development Plan and Major 
Subdivision Replat. The Council notes that the applicant's responses to 
the applicable criteria cited above are found on Attachments 111-299 
through 111-300 of the May 23, 2008, staff memorandum to Council. 

B. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Pages 7-12, and on Attachments 111-12 
through 111-18 of the May 23, 2008, staff memorandum to City Council 
(Appendix A), and in responses to some of the Councilors' questions, as 
reflected on Page 3 of the Responses to Council Questions attached to 
the June 13,2008, staff memorandum to Council (Appendix B), and on 
pages 1 - 9 of the June 16, 2008, staff memorandum to Council 
(Appendix C).  

C. The Council notes that the LDC provisions for protecting natural resources 
were completed as directed by the State Department of Land 
Conservation and Development (LCDC), in compliance with Statewide 
Goal 5 requirements. The Council notes that the development of LDC 
provisions which implement Comprehensive Plan policies protecting 
natural resources, and addressing development in natural hazard areas 
was the result of an involved, multi-year, public process that included 
repeated mailed notice to over 3,500 affected parties and over 70 public 
meetings. The Council notes that Phase Ill of the Land Development 
Code Update, which included the relevant provisions that provide natural 
resource and natural hazard protections, was approved by the Department 
of Land Conservation and Development (DLCD) and approved on appeal 
to the Land Consewation and Development Commission (LCCIG). That 
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decision was subsequently upheld on appeal to the Oregon Court of 
Appeals. 

D. The City Council notes that the applicant conducted a wetland delineation 
for the subject site. The Council notes that the Department of State Lands 
(DSL) has concurred with the delineation, as noted in the May 23, 2008, 
letter to Kent Weiss, City of Corvallis, that was forwarded to the City 
Council, as reflected in the minutes of the June 2, 2008, public hearing on 
the subject proposal. The Council notes that a copy of the DSL-approved 
wetland delineation report is included in the record at Attachments 111-139 
through 111-160 of the May 23, 2008, staff memorandum to Council 
(Appendix A). The Council notes that the DSL-approved delineation 
identified additional wetland area adjacent to the northeast corner of the 
subject site. The Council notes that the proposed development plan will 
not impact the additional area of wetlands, as described on Attachment III- 
146 of the May 23, 2008, staff memorandum to Council. 

E. The City Council notes that neither the jurisdictional wetlands documented 
within the boundaries of the subject site nor the existing types of 
vegetation found within the boundaries of the site are protected through 
development regulations contained in LDC Chapters 4.2, 4.12, and 4.13. 
The 1.65-acre wetland area contained within the boundaries of the site 
was designated as Locally-Significant, but not Locally Protected, as 
opposed to adjacent wetland areas, which are designated as Locally 
Significant and Locally Protected, as explained on Page 8 and 
Attachments 111-1 5 through 111-16 of the May 23, 2008, staff memorandum 
to Council (Appendix A). Similarly, the Council notes that the existing 
trees are not protected due to the decision made as part of the Phase Ill of 
the Land Development Code Update project to limit such protection 
measures in the Land Development Code to areas of the City that were 
not inventoried for the presence of natural resources through the Natural 
Features Inventory (LDC 4.2.20(d)), and to areas of the City that were 
inventoried and subsequently designated as either Highly Protected 
Significant Vegetation or as Partially Protected Significant Vegetation 
(LDC 4.2.20(c) and 4.12.20), as noted on Pages 8 and 9, Attachments III- 
16 through 111-1 7, and Attachments 111-299 through 111-300 of the May 23, 
2008, staff memorandum to Council (Appendix A). The Council notes 
that the subject site was inventoried for the presence of natural resources 
through the Natural Resources Inventory, but was not designated as 
containing either Highly Protected Significant Vegetation or Partially 
Protected Significant Vegetation, as noted on Attachment 111-120 of the 
May 23, 2008, staff memorandum to Council (Appendix A). Therefore, 
the Council finds that the site does not contain any Significant Natural 
Features, as defined in Chapter I .6 of the LDC, and referenced by LDC 
2.5.20.c. Consequently, the Council finds that the provisions that protect 
Significant Natural Features do not apply to the site. 
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F. The Council notes that some public testimony expressed a desire to save 
many of the trees on the development site. The Council notes that the 
trees on the site are not protected, based on the analysis in Finding E, 
above. The Council finds that the preservation of the existing trees on the 
site, with the exception of the Spruce tree to the west of the existing 
fourplex on the site, is not necessary to maintain the compatibility of the 
development with its surroundings. The Council finds that the Black 
Cottonwood trees that populate the site are a short-lived species that are 
prone to abnormal growth patterns and decay, and are therefore not 
compatible with the proposed development. The Council adopts the 
arguments contained on Page 111-17 of the May 23, 2008, staff 
memorandum to Council (Appendix A) to support this finding. 

G. The City Council notes that some public testimony raised concerns about 
the specific details of the proposed wetland mitigation plan associated with 
the subject development. The Council notes that the Oregon Department 
of State Lands (DSL) is the regulatory entity responsible for reviewing and 
approving compensatory wetland mitigation plans, and not the Council or 
any other decision-making body of the City of Corvallis. The Council finds 
that the details of the proposed mitigation plan are not applicable criteria 
for making a decision on the subject proposal. 

H. The City Council notes that some public testimony raised concerns about 
the application of provisions contained in LDC Chapter 4.1 1 - Minimum 
Assured Development Area (MADA). The Council notes that only 
properties containing protected Significant Natural Resources or Natural 
Hazards subject to regulatory provisions outlined in LDC Chapters 4.2, 
4.5, 4.12, and 4.13 are potentially eligible for application of LDC Chapter 
4.11. The Council notes that the subject site does not contain any 
protected Significant Natural Features or Natural Hazards, as concluded in 
Finding I.B.4, above. The Council finds that LDC Chapter 4.1 1 does not 
apply to the subject proposal. 

I. The Council notes that the Planning Commission relied, in part, on CCP 
Policy 4.1 1.12 in denying the proposed Major Conceptual and Detailed 
Development Plan Modification and Major Subdivision Replat, as noted on 
Attachments 1-1 and 1-2 of the May 23, 2008, staff memorandum to 
Council, and reflected in the minutes of the April 16, 2008, Planning 
Commission meeting. As noted previously in these findings, the Council 
finds that, unless Comprehensive Plan Policies are considered in a 
request to vary from a Land Development Code standard through the 
Planned Development process, Comprehensive Plan Policies do not 
constitute applicable decision criteria. As noted previously, the Council 
finds that the 2006 Land Development Code, which establishes the 
applicable regulatory framework for the subject application, fully 
implements the Corvallis Comprehensive Plan. Consequently, the Council 
finds that CCP Policy 4.1 1 . I 2  is not an applicable criterion as no variance 
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from an implementing standard regarding wetlands is requested in this 
application. 

J. The Council notes that some testimony was received regarding the impact 
of the proposed development on flooding in the immediate area. The 
Council notes that testimony stated that the fill material that would be 
required to develop the site would worsen "sheet flooding" during flood 
events. The Council notes that the subject site is outside the 100-year 
floodplain in the area, and is therefore not subject to floodplain protections 
in Chapter 4.5 of the Land Development Code, which would limit or 
prohibit fill within the 100-year floodplain. Consequently, the Council finds 
that the proposed development would not exacerbate flooding events in 
the area, nor contribute to negative flooding events for downstream 
neighbors. 

K. The Council notes that findings regarding LDC criterion 2.4.30.04.b.4 
relate to the impact of the prop~sed development on adjacent locally 
significant wetlands. The Council notes that findings regarding 
compliance with that criterion are discussed later in Section VI of these 
supplemental findings, as a component of the analysis of compliance with 
applicable Subdivision requirements in LDC Chapter 2.4. The Council 
finds, that based on the preceding information and analysis in Findings ll- 
A through 11-1 above, and as conditioned, the subject application complies 
with all applicable requirements for a Conceptual and Detailed 
Development Plan regarding natural features and natural hazards. 

Ill. Compatibility 

Applicable Criteria 

2.5.40.04 - Review Criteria 

Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other applicable policies and standards adopted by the City 
Council. The application shall demonstrate compatibility in the areas in "a," below, as 
applicable, and shall meet the Natural Resource and Natural Hazard criteria in "b," below: 

a. Compatibility Factors - 
1. Compensating benefits for the variations being requested; 

2. Basic site design (the organization of Uses on a site and the Uses' 
relationships to neighboring properties); 

3. Visual elements (scale, structural design and form, materials, etc.); 

4. Noise attenuation; 

5. Odors and emissions; 
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6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Transportation facilities; 

10. Traffic and off-site parking impacts; 

11. Utility infrastructure; 

12. Effects on air and water quality (note: a DEQ permit is not sufficient to meet 
this criterion); 

13. Design equal to or in excess of the types of improvements required by the 
standards in Chapter 4.10 - Pedestrian Oriented Design Standards2; and 

14. Preservation andlor protection of Significant Natural Features, consistent 
with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 
4.5 - Natural Hazard and Hillside DevebpInent Provisions, Chapter 4.33 = 

Minimum Assured Development Area (MADA), Chapter 4.12 - Significant 
Vegetation Protection Provisions, and Chapter 4.13 - Riparian Corridor and 
Wetland Provisions. Streets shall also be designed along contours, and 
structures shall be designed to fit the topography of the site to ensure 
compliance with these Code standards. 

b. Natural Resources and Natural Hazards Factors - 
1. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 

and Hillside Development Provisions, Chapter 4.1 1 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions 
shall provide protections equal to or better than the specific standard 
requested for variation; and 

2. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 
and Hil!side Development Provisions, Chapter 4.33 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions 
shall involve an alternative located on the same development site where the 
specific standard applies. 

A. The City Council notes that the applicant responded to the applicable 
compatibility criteria as part of a complete application submitted for the 
Major Conceptual and Detailed Development Plan Modification and Major 
Subdivision Replat. The Council notes that the applicant's responses to 
the applicable criteria cited above are found on Attachments 111-233 
through 111-247 of the May 23, 2008, staff memorandum to Council 
(Appendix A). 

2 Redevelopment and reconstruction of buildings in existence and permitted in zoning prior to 
December 31, 2006, are allowed pursuant to the requirements of Section 4.10.70.01 - Applicability, 
of Chapter 4.10 - Pedestrian Oriented Design Standards. 
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B. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachments 111-1 8 through 111-84 of the May 
23, 2008, staff memorandum to City Council (Appendix A). The Council 
adopts the lncorporated Findings, including (but not limited to) the findings 
and conclusions in the May 23, 2008, staff memorandum to the City 
Council noted above. The lncorporated Findings are supplemented by 
Findings C - W, below. The Council finds that, based on this analysis, and 
subject to the approved conditions of approval, the application will comply 
with all applicable compatibility criteria. 

Compensatins Benefits 

C. The Council notes that the discussion of compensating benefits for 
requested variations to Land Development Code standards is located on 
Attachments 111-54 through 111-61 of the May 23, 2008, staff memorandum 
to the City Council. (Appendix A).The Council finds these arguments, 
supplemented by the discussion below, to be persuasive in demonstrating 
that compensating benefits will adequately compensate for the requested 
variations to standards. 

D. The Council notes that testimony was received regarding the adequacy of 
parking available to serve the proposed development, and questioning the 
requested variations to parking standards. The Council notes that 76 on- 
site vehicle parking spaces will be available to serve the proposed 
development. The Council notes that the applicant has requested 
flexibility to be allowed to construct either eight fourplex units or eight 
senior quad units within the development. The Council notes that parking 
requirements for each of the two options are discussed on Attachment III- 
75 through 111-80 of the May 23, 2008, staff memorandum to the City 
Council (Appendix A). The Council notes that the applicant has 
requested to allow three required spaces for triplex units and nine required 
spaces for the community building to be located on public streets within 
the development. The Council finds this requested variation to standards 
is acceptable for the following reasons: 

1. Approximately 29 on-street parking spaces are estimated to be 
available along public streets within the development. The 
requested variations to parking requirements would, under a "worst- 
case" scenario, require 14 on-street parking spaces. 

2. The community building is anticipated to largely serve residents 
within the development, who would not be expected to drive to the 
building to attend events and meetings. The Council finds the 
requirement for additional bicycle parking at the community building 
(Condition 10) will adequately compensate for the lack of on-site 
parking at the community building. The Council finds that available 
on-street parking within the development site will adequately serve 
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the needs of visitors to the community building for the relatively few 
occasions on which meetings are scheduled within the building that 
would attract visitors from outside the development. 

The Council notes that Comprehensive Plan Policy 7.5.5 states 
that, "The City shall attempt to limit unnecessary increases in the 
percentage of Corvallis' impervious surfaces." The Council finds 
that the request to allow some of the required parking for the 
proposed development to occur on public streets within the 
development site is consistent with CPP 7.5.5. The Council also 
finds that the requested variations to parking standards will also 
serve to minimize the "footprint" of the proposed development 
within the general area, thereby minimizing impacts to nearby 
wetland areas. 

E. The Council notes that Appendix F, Section L (Water Quality Facilities), 
subsection 1 of the Corvallis Stormwater Master Plan (SWMP) states as 
follows: 

All new development and redevelopment are required to construct quality facilities 
to reduce the contaminants entering the storm collection and surface water 
systems. The stormwater facilities shall be designed to remove 70 percent of the 
total suspended solids (TSS) entering the facility during the water quality design 
storm. This policy may require the use of a combination of water quality facilities to 
achieve the designed removal rate. 

The Council views the requirement to remove 70 percent of the total 
suspended solids entering the facility as a performance standard which 
must be met. The Council notes that Appendix F, Section L (Water 
Quality Facilities), subsection 2 of the SWMP provides a list of 
methodologies to be used to achieve the above standard. The Council 
notes that each of these methodologies is an above-ground type of facility. 
The Council notes that the applicant has proposed the use of a water- 
quality manhole, which will meet the "70 percent reduction'' standard noted 
above. 

The Council notes that the 3.46-acre project site is proposed to be 
developed at 12.43 unitslacre. The Council notes that minimum density in 
the RS-12 Zone is 12 unitslacre. The Council notes that the type of 
development proposed (a mix of housing types) is intended to ensure 
compatibility with the surrounding development. The Council notes that 
the proposed mix reflects similar types of development that could be built 
in the nearby PD(RS-6) Zone. Single-family detached, attached, and 
triplexes and fourplexes are allowed, as are groups of five-unit 
townhouses, in the RS-6 Zone. The Council notes that the applicant has 
indicated that between 9,900 and 11,000 sq. ft. of Common Outdoor Open 
Space are required for the site, depending on the housing type choice for 
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lots 10 and 11. The applicant indicates that the proposal provides 11,070 
sq. ft., which results in a surplus of between 70 and 1,170 sq. ft. 

The Council notes that There are 2 detention facilities shown on the 
applicant's Site Utility Plan, referred to here as # I  and #2 (Appendix A), 
with # I  serving the western portion of the site and #2 serving the eastern 
portion of the site. 

The Council notes that Detention pipe #I is show to be 160 ft long and 3 ft 
wide. At 3 A deep and 3:l side slopes, each side would have to be 9 ft 
wide and together 18 ft wide. Combine this with a 3 ft bottom total width is 
21 ft. Length would also increase by the same 18 ft for a total of 178 ft. 
This would produce an area of (21 ft x 178 ft) 3,738 sq. ft. For spacial 
efficiency, if the pond were reconfigured to 113 the length but made to be 9 
ft. wide, the pond would be 27 ft wide and 71 ft long. The Council notes 
that this would require a total area of 1,917 sq. ft. 

The Council notes that Detention pipe #2 is shown as 11 5 ft. long and 3 ft. 
wide. At 3 ft. deep and 3: l  side slopes, each side would have to be 9 ft 
wide, with a combined width of 18 ft wide. If this were combined with a 3 
ft. wide bottom, the total width would be 21 ft. Length would also increase 
by the same 18 ft., for a total of 133 ft. The Council notes that this would 
produce an area of 2,793 sq. ft. The Council notes that if the pond were 
reconfigured for spacial efficiency, with 113 the length, the pond would 
need to be 27 ft wide and 56 ft long. The Council notes that this would 
require a total area of 1,512 sq. ft. 

The Council notes that together, as laid out, the total area required for 
open detention ponds would be 6,531 sq. ft. Reconfigured together, with 
113 the length, the total area required for open detention ponds would be 
3,429 s. ft. 

The Council finds that, based on these calculations (available surplus 
common outdoor open space is less than the area required for the above- 
ground detention), requiring above-ground detention with this type of 
development would reduce common outdoor open space to below the 
standard. The Council also notes that removing a single dwelling unit 
from the total would reduce the density below the allowed minimum. 

The Council finds that, because the detention facilities must be located 
underground, and because water-quality treatment facilities must be 
located to address their design, water quality facilities must also be 
subsurface. The Council notes that CCP 4.1 0.7 states as follows: 

4.10.7 To minimize the negative impacts of development, stormwater runoff after 
development should be managed to produce no significant reduction of 
water quality than prior to development unless more appropriate provisions 
are identified in adopted comprehensive storm water management plans. 
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The Council finds that this Comprehensive Plan policy has been 
implemented with the 70 percent reduction of TSS standard. The Council 
notes that, because the subsurface water-quality facilities are a variation 
from the methods of meeting that standard (though the 70 percent 
reduction water-quality standard must still be met), compensating benefits 
must be identified for the design of the sub-surface treatment facility. The 
Council finds these compensating benefits include the following: 

1. The design ensures that minimum density for the RS-12 
development site is achieved in a manner that is compatible with 
development on surrounding RS-6 property; 

2. Common outdoor open space for this affordable housing 
development is not required to serve multiple purposes (recreation 
area for occupants, stormwater detention, and water-quality 
treatment), which may be incompatible with each other; and 

3. Maintenance (by City of Corvallis personnel) of the water-quality 
facility can be accomplished in an effective and timely manner. 

Based on these considerations, the Council finds the use of the water- 
quality manhole to be an appropriate and effective method of achieving 
the required water-quality standard, consistent with both the purpose 
statements of LDC 2.5.20 and CCP Policy 4.10.7. 

Basic Site Desiun 

F. The Council notes that some testimony was presented that the proposed 
development would not be compatible with the surrounding wetlands in the 
area. The Council notes that concern was expressed regarding the 
impacts of pets and pedestrians from the development on adjacent 
wetland areas. The Council notes that some testimony stated that an 
open space park on the development site would be more compatible with 
the surrounding wetland areas than a residential development. The 
Council notes that the development site is zoned for Medium-High Density 
Residential Use with a Planned Development Overlay. The Council notes 
that Comprehensive Plan Map and Zoning Map Designations for the 
property designate the portion of the site proposed for development for 
Medium-High Density Residential development, with no natural hazard or 
natural resource overlay areas. The Council finds that, because the site is 
zoned for residential development, with no natural resource or natural 
hazard overlays, residential development of the property is consistent with 
the City's long term plans for the development site, as is reflected on the 
adopted Comprehensive Plan Map. The Council notes that a finding that 
residential development on the subject property would be incompatible 
with adjacent areas would be inconsistent with the direction provided by 
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the Land Development Code and Comprehensive Plan. The Council finds 
that anticipated impacts from the proposed development on adjacent 
wetland areas are not anticipated to be any different than current impacts 
on the adjacent wetland areas from existing development in the vicinity. 
The Council finds that the proposed stormwater system, as conditioned, 
will ensure that the water quality of adjacent wetlands is not impaired by 
the proposed development. The Council notes that additional findings 
regarding the impacts of the proposed development on the hydrology that 
supports the adjacent protected wetlands are found in Section VI of these 
formal findings, regarding compliance with LDC 2.4.30.04.b.4. Findings 
from that discussion are incorporated by reference as findings under the 
above criterion. The Council finds that Condition 34, which will limit the 
use of pesticides, herbicides, and fungicides within the development, will 
also help to minimize negative water quality impacts on adjacent wetland 
areas. The Council finds that Condition 2, which requires the applicant to 
obtain a removal/fill permit from DSL and the US Army Corps of 
Engineers, will ensure that the impacted wetlands will be adequately 
mitigated, as is required by State and Federal law. The Council finds that 
Condition 33, which requires the protection of the remaining City-owned 
wetlands in the area, will help to ensure that the adjacent wetlands will 
remain healthy. The Council notes that a future management program for 
the wetlands would likely include elements to discourage negative impacts 
to the wetlands from adjacent residents. 

G. The Council notes that testimony was received that the entire Seavy 
Meadows development plan should be considered in the subject Major 
Modification to a Conceptual and Detailed Development Plan, including 
the approximately 27-acres of remaining land owned by the City, which 
contains Locally Significant and Locally Protected Wetland areas. The 
Council notes that LDC Section 2.5.60.03.c states as follows regarding a 
Major Planned Development Modification: 

Upon finding that the petition is reasonable and valid, the Planning Commission 
may consider the redesign in whole or in part of any Detailed Development Plan. 

The Council finds that, although it is under no obligation to consider the 
fate of the remainder of the area originally approved for development, 
because this application does not propose development of that remainder, 
Condition 33 will adequately address the concerns raised in testimony that 
protection of the remaining City-owned wetlands has not been assured. 
The Council finds that, even absent the protection afforded to these City- 
owned wetlands by Condition 33, natural features protections, as 
embodied in Chapter 4.13 of the Land Development Code, would ensure 
that development within the adjacent Locally Significant Locally Protected 
wetlands would be largely precluded. 
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H. The Council notes that testimony was received that stated that 
development in the subject area would inevitably be plagued with cracked 
foundations, mold, and other problems associated with the "shrink-swell" 
soils of the area and the surface water hydrology of the area. The Council 
notes that these issues are addressed by the applicant on Attachment IV- 
80 of the May 23, 2008, staff memorandum to the City Council (Appendix 
A), on page 286 of the June 2, 2008, City Council minutes (Appendix D), 
and on pages 22 and 23 of the June 13,2008, staff memorandum to the 
City Council (Appendix B). The Council finds these arguments to be 
persuasive in establishing that the proposed development will not be 
subject to cracked foundations, mold, and related problems. The Council 
finds that, through the building permit process, special construction 
techniques will be required if the development is to be located on poor 
soils that will eliminate problems that might otherwise occur. The Council 
finds that, because mold problems are typically caused by construction 
flaws rather than site-specific factors, these problems are not inevitable, 
and are not anticipated within the proposed development. 

I. The City Council notes that the subject proposal includes the construction 
of two private alleys that will provide direct access to the multifamily 
dwellings in either portion of the site. The Council notes that the applicant 
requested permission to rely on NE Jasper Street and NE Sorrel Place to 
provide some of the vehicular parking spaces required for the proposal. 
The Council notes that the private alleys, NE Jasper Street, and NE Sorrel 
Place are also intended to provide emergency vehicle access to the 
proposed development. The Council notes that Condition of Approval 12 
was imposed to ensure that vehicular parking was prohibited within either 
alley, along the south side of NE Sorrel Place, and along the east side of 
NE Jasper Street so that emergency vehicle access is not impeded. The 
Council finds that the Condition of Approval ensures that the proposed site 
design achieves consistency with applicable LDC criteria and fire access 
requirements. 

J. The Council notes that testimony was received that low income housing is 
associated with a higher incidence of drug usage and violence in an area. 
The Council notes that testimony was received that approval of the 
development would allow more people to live in Corvallis, thereby creating 
negative environmental impacts. The Council is not persuaded that there 
is a relationship between low income housing and socially undesirable 
conditions, In any event, the Council finds that these issues do not relate 
to any applicable decision criteria. The Council finds that affordable 
housing needs in the community are documented in the findings of 
sections 9.4 and 9.5 of the Comprehensive Plan. The Council finds that 
specifically, Comprehensive Plan Policy 9.5.1 calls for the dispersion of 
affordable housing options for various income groups throughout the City. 
The Council finds that the provision of affordable housing within the 
community is consistent with Statewide Planning Goal 10. The Council 
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also finds that accommodating future growth of the community is 
mandated by Oregon's Statewide Planning program, and that prohibiting 
individuals from living in Corvallis would be inconsistent with Federal Fair 
Housing laws, as well as with State Housing Laws, and with numerous 
regulations and policies of the City of Corvallis. 

K. The Council notes that testimony was received regarding compliance with 
the Solar Access requirements of LDC 4.6.30. The Council notes that 
analysis of compliance with the solar access performance standards is 
found on Attachments 111-53 through 111-54 of the May 23, 2008, staff 
memorandum to the City Council (Appendix A). The Council finds that at 
least 80 percent of the single family dwellings within the development will 
accommodate solar exposure for 30 lineal feet of the ground floor of each 
structure, as demonstrated by the 24" X 36" plans submitted for staff 
analysis as part of the application. The Council also finds that a minimum 
roof area of 100 square feet will be retained on these structures for solar 
access: in compliance with the applicable standard. The Council finds that 
solar access protection is accomplished for at least 80 percent of the 
duplex, triplex, and multiplex buildings at the required amount of 15 lineal 
feet per ground floor unit. Based on these findings, and the findings 
contained in the May 23, 2008, staff memorandum to the City Council, the 
Council finds all applicable solar access requirements are met. 

Visual Elements 

L. The City Council notes that the applicant. submitted 'typical' building 
elevations and building floor plans to demonstrate how consistency with 
the visual compatibility criterion could be achieved with compliance with 
the Pedestrian Oriented Design Standards (PODS) within Chapter 4.10 of 
the LDC. The Council notes that the applicant has requested to vary from 
POD standards, as noted in Findings C - E regarding Compensating 
Benefits. The Council finds that those variations are acceptable, as is 
detailed in that analysis and referenced findings. With the exception of 
these requested variations, the Council notes that Condition 6 will require 
all buildings within the development to comply with POD standards. The 
Council notes that Condition 3 will require compliance with applicable RS- 
12 Zoning District requirements, except for noted variations discussed and 
approved in the Compensating Benefits portion of these findings. The 
Council notes that Condition 13 will require the applicant to maintain 
certain design elements that have been proposed as part of the subject 
application, to ensure the visual compatibility of the development. The 
Council finds that the applicable POD standards, which include 
requirements for design variety in all proposed building types within the 
development, along with applicable Medium-High Density Zoning District 
requirements, such as standards for building height, setbacks, lot 
coverage, and open space, as well as compliance with Condition 13, will 
result in a development that is visually compatible with its surroundings. 
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Noise Attenuation, Odors and Emissions, Liqhtinq, and Siunaue 

M. The Council notes that findings regarding noise attenuation, odors and 
emissions, lighting, and signage are to be found in Attachment 111-66 
through 111-67 of the May 23, 2008, staff memorandum to the City Council 
(Appendix A). The Council finds that these findings, along with 
Conditions 14, 15, and 29, will ensure that the above listed elements will 
be compatible with surrounding areas. 

Landscapins for Buffering and Screening 

N. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachments 111-55, and 111-67 through 74 of 
the May 23, 2008, staff memorandum to City Council (Appendix A). The 
Council adopts the lncorporated Findings, including (but not limited to) the 
findings and conclusions in the May 23, 2008, staff memorandum to the 
City Council noted above. The lncorporated Findings are supplemented 
by Finding 0 ,  below. The Council finds that, as modified by Conditions 4 
and 8, the proposed development complies with applicable requirements 
regarding buffering and other required landscaping. 

The City Council notes that the applicant requested to vary from LDC 
4.2.30(a), Table 4.2-2 to allow the use of large canopy trees planted 
adjacent to a parking area to satisfy the referenced criteria, as described 
on Attachments 111-55 and 111-70 of the May 23, 2008, staff memorandum 
to Council. The Council notes that the applicant proposed benefits to 
compensate for the requested variance, as described on Attachment 111-55 
of the May 23, 2008, staff memorandum to Council. The Council finds that 
the proposed conceptual landscape plan, with three large-canopy trees 
and five medium-canopy trees adjacent to the parking area, complies with 
the applicable LDC requirements without need of a variation from the 
requirements. 

Transportation Facilities 

P. The Council notes that findings regarding transportation facilities are 
located later in these supplemental findings, under the category of 
"Circulation." The Council adopts those findings by reference as findings 
under the above criterion. This criterion is satisfied. 

Traffic and Off-site Parking Impacts 

Q. The Council notes that the applicant submitted a Traffic Impact Analysis 
(TIA) for the proposed development, which can be found in Attachments 
111-342 through 111-357 of the May 23, 2008, staff memorandum to the City 
Council (Appendix A). The Council notes that staff review of the TIA can 
be found in Attachment 111-88 of the May 23, 2008, staff memorandum to 
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the City Council. The Council notes that testimony was presented that the 
proposed development would create unacceptable traffic impacts on 
surrounding streets in the area. The Council notes that the applicant's TIA 
anticipates that the development would produce 54 PM peak hour trips. 
The Council notes that the applicant conducted a trip distribution analysis 
and a Level of Service (LOS) analysis four the four intersections that 
would be most affected by the proposed development. These 
intersections are the intersections of NE Conser Street with NE Jasper 
Street, NE Seavy Avenue, and NE Walnut Boulevard, as well as the 
intersection of NE Walnut Boulevard with NE Circle Boulevard. The 
Council notes that the LOS analysis found that none of the affected 
intersections would experience impacts that would cause their LOS to fall. 
Consequently, the Council finds that no mitigation is required due to traffic 
impacts from the development. 

The Council notes that testimony was presented that the speed of existing 
traffic along NE Conser Street is unacceptable, and would be made worse 
by the proposed development. The Council finds no reason to believe that 
the proposed development would result in higher traffic speeds along NE 
Conser Street. 

R. The City Council notes that the applicant proposed to construct each of 
the three triplex buildings on a single lot (Lot 12), as shown on 
Attachments 111-322 and 111-325 of the May 23, 2008, staff memorandum to 
Council (Appendix A). The Council notes that some of the vehicular 
parking spaces required for these units were arranged as "tandem 
parking", as described on Attachment 111-78 of the May 23, 2008, staff 
memorandum to Council. The Council notes that the City of Corvallis, 
Development Services Division recently issued an Update to the City's 
Off-Street Parking and Access Standards that clarifies situations in which 
tandem parking is allowed, as described on Attachment 111-166 of the May 
23, 2008, staff memorandum to Council. The Council notes that the 
Update states that tandem parking is allowed for the following residential 
building types: Single Detached, Single Detached (Zero Lot Line), Duplex, 
Single Attached (Zero Lot Line), Attached (no more than three dwelling 
units), and Manufactured Homes. The Council notes that, as proposed, 
Lot 12 contains 9 attached dwelling units. The Council notes that, in this 
configuration, tandem parking is not allowed. The Council notes that 
Condition of Approval 16 was imposed to remedy this situation by 
requiring each of the triplex buildings to be constructed on a separate lot. 
The Council notes that Staff determined it is possible to divide Lot I 2  into 
three lots without jeopardizing compliance with either the applicable RS-12 
zone development standards (i.e., setbacks and usable yard area) or the 
LDC Chapter 4.4 platting standards. The Council finds that the Condition 
of Approval adequately addresses and ensures compliance with the 
applicable vehicular parking requirements set out in LDC criteria 
referenced herein and cited above. 
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S. The Council notes that findings regarding the requested variations to 
parking requirements are discussed under items Ill-C and 111-0 of these 
supplemental findings. The Council hereby adopts those findings by 
reference as findings under the above parking criterion. The Council 
notes that, with the exception of these requested variations, buildings 
within the development will be served by parking that is located upon the 
same lot, in compliance with LDC requirements. The Council notes that 
findings regarding compliance with applicable parking requirements are 
found on Attachments 111-75 through 111-82 of the May 23, 2008, staff 
memorandum to the City Council (Appendix A), as well as on pages 19- 
21 of the June 13, 2008, staff memorandum to the City Council (Appendix 
B). The Council finds that, as conditioned, the proposed development will 
not create negative off-site parking impacts. 

Utility Infrastructure 

T. The Council notes that findings regarding utility infrastructure are located 
later in these supplemental findings, under the category of "Public 
Facilities and Services." The Council adopts those findings by reference 
as findings under the above criterion. This criterion is met. 

Effects on Air and Water Quality 

U. The Council notes that testimony was received regarding the impact of the 
proposed development upon water quality in the area, and specifically 
upon the quality of the water that sustains the neighboring Locally 
Significant and Locally Protected Wetlands. The Council notes that 
findings regarding the impact of the proposed development are found in 
Attachments 11-1 through 11-47, 111-82, 111-95 through 111-97, and pages 7 
through 12 of the May 23, 2008, staff memorandum to the City Council 
(Appendix A), pages 16 and 17 of the June 13,2008, staff memorandum 
to the City Council (Appendix B), and on pages 3-22 of the June 16, 
2008, staff memorandum to the City Council (Appendix C). The Council 
notes that a full discussion of compliance with applicable water quality 
criteria is located in the Public Facilities and Services portion of these 
supplemental findings. The Council finds that the proposed development 
will not have a negative effect upon water quality and adopts findings from 
the Public Facilities and Services section of these supplemental findings 
by reference as findings under the above criterion. 

Pedestrian Oriented Desiun Standards 

V. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachments 111-28 through 111-53, 111-57 
through 111-58, 111-60 through 111-61, and 111-83 of the May 23, 2008, staff 
memorandum to City Council (Appendix A). The Council notes that 
Conditions 6 and 7 will ensure that applicable POD standards are met, 
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with the exception of variations to the POD standards approved through 
the Planned Development process. The Council adopts the lncorporated 
Findings, including the findings and conclusions in the May 23, 2008, staff 
memorandum to the City Council noted above. The Council finds that, as 
conditioned or appropriately varied through the Planned Development 
process, all applicable POD standards are met. 

Natural Resources and Natural Hazards 

W. The Council notes that findings regarding applicable criteria related to 
natural resources and natural hazards are located in Section II of these 
supplemental findings, under the category of "Natural Resources and 
Natural Hazards." The Council adopts those findings by reference as 
findings under the above criterion. This criterion is met, as conditioned. 

IV. Circulation 

Vehicular Circulation 

A. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachments 111-58 through 111-59, 111-84 
through 111-88 of the May 23, 2008, staff memorandum to City Council. 
The Council adopts the lncorporated Findings, including the findings and 
conclusions in the May 23, 2008, staff memorandum to the City Council 
noted above. The lncorporated Findings are supplemented by Findings B 
- F, below. The Council finds that, based on these analyses, proposed 
vehicular circulation serving the development will comply with applicable 
standards. 

B. The City Council notes that the subject site has frontage on three public 
streets; NE Conser Street, NE Jasper Street, and NE Sorrel Place. The 
Council notes that NE Conser Street is designated as a Collector street in 
the Corvallis Transportation Master Plan, and that NE Jasper Street and 
NE Sorrel Place are classified as Local streets. The Council notes that 
none of these streets is currently improved to the design standards of 
each respective transportation facility classification. The Council notes 
that improvements including, but not limited to, setback sidewalks and 
planter strips will be constructed as part of the proposal, which will bring 
each of the streets fronting the subject site into compliance with the 
current design standards for each respective transportation facility 
classification, as conditioned. The Council finds that Conditions of 
Approval 18, 19, and 20 adequately address the necessary improvements 
and ensure that the improvements will be completed as part of the subject 
proposal, consistent with applicable LDC criteria. 

C. The City Council notes that two private alleys will be constructed as part of 
the subject proposal to facilitate circulation through the site and provide 
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direct vehicular access to dwelling units constructed consistent with the 
Major Conceptual and Detailed Development Plan Modification and Major 
Subdivision Replat. The Council notes that these alleys will be built 
consistent with City of Corvallis design standards, as required by 
Condition of Approval 21. The Council finds that, as conditioned, the 
proposed design of the alleys is consistent with the applicable CCP and 
LDC criteria cited above. 

The City Council notes that the applicant requested to vary from LDC 
Section 4.0.60.j.2(b). The Council notes that a discussion of the reasons 
for this variance and the compensating benefits offered by the applicant is 
provided on Attachments 111-59 and 111-87 of the May 23, 2008, staff 
memorandum to Council, consistent with LDC 2.5.20(h). (Appendix A). 
The Council finds that the Incorporated Findings adequately address this 
variance, and, as conditioned, that the subject proposal is consistent with 
the applicable CCP and LDC criteria referenced herein and cited above. 

E. The City Council notes that some public testimony raised concerns about 
increases in vehicular traffic along NE Conser Street as a result of the 
subject proposal. The Council notes that the applicant completed a Traffic 
Impact Analysis (TIA) and an associated trip distribution analysis to 
quantify the potential increase and distribution of vehicular traffic 
generated by the subject proposal. The Council notes that these analyses 
were completed consistent with methodologies used by the City of 
Corvallis for determining traffic impacts. The Council notes that the 
Corvallis Transportation Master Plan requires mitigation when the Level of 
Service (LOS) experienced at an affected intersection falls below a grade 
of 'D'. The Council notes that while the TIA predicted an increase in 
vehicular traffic, the distribution of those additional trips was insufficient to 
degrade existing Levels of Service at affected intersections to a grade 
requiring mitigation, as discussed on Attachment 111-88 of the May 23, 
2008, staff memorandum to Council (Appendix A). The Council finds that 
the subject proposal is consistent with applicable LDC criteria cited above. 

F. The City Council notes that some public testimony expressed a concern 
about the speed of existing vehicular traffic traveling along ME Conser 
Street. The Council notes that public testimony raised the issue of 
installing traffic calming measures along NE Conser Street as part of the 
subject proposal. The Council notes that members of the Council asked 
Staff to clarify what options, if any, existed for installing such measures, as 
reflected on Page 4 of the June 13, 2008, staff memorandum to Council 
(Appendix B). The Council notes that traffic calming measures are 
currently discouraged on Collector streets through an adopted Council 
Policy. The Council finds no reason to believe that the proposed 
development would result in higher traffic speeds along NE Conser Street. 
The Council finds that, as improved through the subject proposal, NE 
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Conser Street will adequately function as a Collector street, consistent 
with the Corvallis Transportation Master Plan and applicable LDC criteria. 

Pedestrian Circulation 

G. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachments 111-88 through 111-90 of the May 
23, 2008, staff memorandum to City Council (Appendix A). The Council 
adopts the lncorporated Findings, including the findings and conclusions in 
the May 23, 2008, staff memorandum to the City Council noted above. 
The lncorporated Findings are supplemented by Findings H - K, below. 
The Council finds that, based on these analyses, proposed pedestrian 
circulation serving the development will comply with applicable standards. 

H. The City Council notes that the subject site has frontage on three public 
streets; NE Conser Street, NE Jasper Street, and NE Sorrel Place. The 
Council notes that NE Conser Street is designated as a Collector street in 
the Corvallis Transportation Master Plan, and that NE Jasper Street and 
NE Sorrel Place are classified as Local streets. The Council notes that 
none of these streets is currently improved to the design standards of 
each respective transportation facility classification. The Council notes 
that improvements including, but not limited to, setback sidewalks and 
planter strips will be constructed as part of the proposal, which will bring 
each of the streets fronting the subject site into compliance with the 
current design standards for each respective transportation facility 
classification, as conditioned. The Council finds that Conditions of 
Approval 18, 19,20, and 22 adequately address the necessary 
improvements and ensure that the improvements will be completed as 
part of the subject proposal, consistent with applicable LDC criteria. 

I. The Council notes that the subject proposal benefits from the required 
public pedestrian facility improvements, as discussed on Attachments 111- 
90 through 111-91 of the May 23, 2008, staff memorandum to Council 
(Appendix A). The Council notes that the majority of these improvements 
will occur along Local streets that are internal to the overall site. The 
Council notes that no off-site improvements are required of the applicar~t 
as part of the subject proposal. The Council finds that a nexus exists for 
requiring pedestrian facility improvements to be completed as part of the 
subject proposal, and that the improvements described herein are roughly 
proportional to the subject proposal, as explained in Attachment 111-90 of 
the May 23, 2008, staff memorandum to Council. 

J. The Council notes that the applicant proposed to construct a private 
sidewalk along the north and west side of the easterly alley. A portion of 
the proposed sidewalk would be separated from the face of a garage of 
one of the existing four-unit attached dwellings by approximately one (1) 
foot, as described on Attachment 111-90 of the May 23, 2008, staff 

Page 26 of Findings and Conclusions 
Seavey Meadows Major Conceptual and Detailed Development Plan Modification I Major Replat (PLD08-00001/SUB08-00001) 



memorar~dum to Council. The Council notes that while the applicant 
proposed the private sidewalk to increase pedestrian connectivity through 
the site and to diminish the likelihood that pedestrians would walk within 
the alley, thus sharing travel space with vehicles, the subject sidewalk is 
not a required component of the approved alley design standards 
contained in LDC 4.0.60(j). The Council notes that the minimal separation 
distance between the proposed sidewalk and the face of the garage 
presents a safety hazard due to limited visibility between a vehicle backing 
out of the garage and pedestrians that may be traveling along the 
sidewalk. The Council finds that Condition of Approval 22 adequately 
addresses this safety conflict and ensures consistency with applicable 
LDC criteria. 

K. The Council notes that some public testimony raised the issue of 
completing a missing section of public sidewalk along the west side of NE 
Conser Street as part of the subject proposal. The Council notes that 
members of the Council also asked staff about the potential of 
constructing this section of sidewalk, as reflected on Page 5 of the June 
13, 2008, staff memorandum to Council (Appendix B). The Council notes 
that the missing section of public sidewalk is on the opposite side of NE 
Conser Street from the subject site, and that the end of the missing 
segment nearest to the subject site is over 700 feet away from the 
boundary of the proposal. The Council notes that a continuous sidewalk 
exists on the south and east side of Conser Street from Angelee Place to 
Walnut Boulevard, thereby serving residents of the proposed 
development. The Council notes that construction of a sidewalk along the 
north and west side of NE Conser Street would likely impact some of the 
Locally Significant and Locally Protected wetlands that exist in the area to 
the north and west of NE Conser Street. The Council finds that requiring 
the off-site sidewalk improvement on the north and west side of NE 
Conser Street would not be roughly proportional to the impact of additional 
pedestrians from the proposed development on sidewalks and other 
walking areas in the vicinity. The Council finds that the pedestrian 
improvements proposed within the development site, in conjunction with 
existing sidewalk improvements along the south and east sides of NE 
Conser Street will adequately accommodate pedestrians in the area, in 
compliance with applicable requirements. 

Bicvcle Facilities 

L. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachments 111-88 through 111-90 of the May 
23, 2008, staff memorandum to City Council (Appendix A). The Council 
adopts the lncorporated Findings, including the findings and conclusions in 
the May 23, 2008, staff memorandum to the City Council noted above. 
The lncorporated Findings are supplemented by Findings M - N, below. 
The Council finds that, based on these analyses, proposed and existing 
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bicycle circulation infrastructure serving the development will comply with 
applicable standards. 

M. The City Council notes that the subject site has frontage on three public 
streets; NE Conser Street, NE Jasper Street, and NE Sorrel Place. The 
Council notes that NE Conser Street is designated as a Collector street in 
the Corvallis Transportation Master Plan, and that NE Jasper Street and 
NE Sorrel Place are classified as Local streets. The Council notes that, 
consistent with LDC Table 4.0-1 - Street Functional Classification System, 
Collector streets include 6 foot-wide bike lanes. However, the Council 
notes that Footnote 3 of the same table lists a width of 5 feet as the 
minimum safe width. The existing bike lanes along NE Conser Street are 
5 feet wide and the overall roadway width matches the minimum width 
required for a City-standard Collector street. The Council notes that NE 
Jasper Street and NE Sorrel Place are Local streets according to the 
Transportation Plan. The Council notes that LDC Table 4.0-1- Street 
Functional Classification System, specifies that bikes and vehicles are to 
share the roadway along Local streets. The Council notes that both NE 
Jasper Street and NE Sorrel Place are currently constructed with a 
pavement width of 28 feet, consistent with the design standards for a 
Local Street. The Council finds that no additional in-street bicycle facilities 
are required for the proposed development to be consistent with the LDC 
criteria referenced herein and cited above. 

N. The Council notes that some public testimony raised concerns about 
decreased safety for bicyclists traveling along NE Conser Street as a 
result of the subject proposal. The Council notes that adequate bicycle 
facilities exist along NE Conser Street, as concluded in Finding M, above. 
The Council notes NE Conser Street is designated as a Collector street in 
the Corvallis Transportation Master plan, and as such, is intended to carry 
a certain volume of vehicular traffic. The Council notes that a TIA was 
submitted for the subject proposal. The Council finds that, based on the 
conclusions presented in the TIA regarding traffic volume and distribution, 
the existing bicycle facilities along NE Conser Street are consistent with 
the safety expectations for a Collector street. 

Transit Facilities 

0. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachment 111-91 of the May 23, 2008, staff 
memorandum to City Council (Appendix A). The Council adopts the 
lncorporated Findings, including the findings and conclusions in the May 
23, 2008, staff memorandum to the City Council noted above. The 
lncorporated Findings are supplemented by Finding P, below. The 
Council finds that, based on these analyses, proposed and existing transit 
facilities serving the development will comply with applicable standards. 
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P. The City Council notes that the subject site has frontage on NE Conser 
Street and NE Jasper Street. The Council notes that a route of the 
Corvallis Transit System uses NE Conser Street, as described on 
Attachment 111-91 of the May 23, 2008, staff memorandum to Council 
(Appendix A). The Council notes that a transit shelter is currently located 
at the southwest corner of the intersection at NE Conser Street and NE 
Jasper Street. The Council notes that the applicant has requested to rely 
on the proximity of the site to this transit facility as a means for reducing 
the minimum required amount of on-site vehicle parking. The Council 
notes that, consistent with public improvement standards, the applicant is 
required to reconstruct the existing sidewalk along the south side of NE 
Conser Street. The Council notes that a paved connection between public 
sidewalk and transit shelter pads is a component of public improvements 
required as part of the subject proposal. The Council finds that Condition 
of Approval 23 adequately addresses this requirement and ensures that 
the subject proposal is consistent with applicable LDC criteria. 

V. Public Facilities and Services 

A. The City Council notes that findings and applicable criteria related to 
public facilities and services are presented on Attachments 111-91 through 
111-98 of the May 23, 2008, staff memorandum to City Council (Appendix 
A). The Council adopts the lncorporated Findings, including (but not 
limited to) the findings and conclusions in the May 23, 2008, staff 
memorandum to the City Council noted above. The lncorporated Findings 
are supplemented by Findings B - 0, below. The Council finds that, based 
on these analyses and as conditioned, proposed public facilities and 
services serving the development will comply with applicable standards. 

B. The City Council notes that public water, sanitary sewer, and storm sewer 
lines were installed at the subject site as part of the original Seavey 
Meadows development project, as discussed on Attachments 111-91 
through 111-98, and 111-309 through 111-31 0 of the May 23, 2008, staff 
memorandum to Council. The Council notes that the applicant proposed 
to abandon some of these existing utility lines in place, or remove them 
where the proposed new structures would otherwise be constructed on top 
of them. The Council notes that Condition of Approval 24 addresses how 
these existing utility lines should be handled through the development 
process. The Council finds that the Condition of Approval adequately 
addresses City engineering standards and applicable State law regarding 
the abandonment of utility lines. 

Water 

C. The City Council notes that the applicant proposes to install a new public 
waterline within the eastern alley. The Council notes that the proposed 
alignment of the new waterline was inconsistent with City engineering 
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standards for separation of utilities and conflicts with street trees, as 
described on Attachment 111-94 of the May 23, 2008, staff memorandum to 
Council (Appendix A). The Council notes that Condition of Approval 25 
requires an alternate alignment that is consistent with the applicable City 
engineering standards. The Council finds that the Condition of Approval 
adequately addresses City engineering standards and ensures 
consistency with the applicable CCP and LDC criteria cited above. 

Sanitary Sewer 

D. The City Council notes that the applicant proposed to construct private 
sanitary sewer lines to serve the proposed multifamily dwellings. The 
Council notes that LDC 4.0.70(f) contains criteria used to determine 
whether private utilities are permissible. The Council finds that the 
applicant has demonstrated consistency with criteria from LDC 4.0.70(f) 

Storm Drainaae 

E. The City Council notes that the applicant proposed to construct private 
storm sewer lines within the proposed private alleys. The Council notes 
that LDC 4.0.70(f) contains criteria used to determine whether private 
utilities are permissible. The Council finds that the applicant has 
demonstrated consistency with criteria from LDC 4.0.70(f). 

F. The City Council notes that the applicant proposed to install and construct 
private stormwater detention facilities and private water quality systems to 
address development requirements discussed in Findings G - M. The 
Council notes that, although the applicant has demonstrated consistency 
with LDC 4.0.70(f), the City Engineer would prefer underground detention 
and water quality systems to be public when associated with residential 
subdivisions that will end up under multiple ownerships. The Council 
notes that Condition of Approval 29 was imposed to ensure that the 
proposed stormwater detention and water quality facilities are public, and 
not private, to assure proper maintenance and functionality of the system. 
The Council finds that the Condition of Approval adequately addresses the 
long term maintenance and functionality of the stormwater system and 
ensures consistency with the applicable CCP and LDC criteria cited 
above. 

G. The City Council notes that the proposed development will create more 
than 25,000 square feet of impervious surface area. The Council notes 
that LDC 4.0.130(b) requires the implementation of stormwater detention 
facilities when more than 25,000 square feet of impervious surface area is 
constructed on a site, as described on Attachment 111-96 of the May 23, 
2008, staff memorandum to Council and the June 16, 2008, staff 
memorandum to Council at Pages 2 through 5. The Council notes that 
Condition of Approval 27 was imposed to address consistency with 
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applicable LDC criteria. The Council finds that the Condition of Approval 
adequately addresses the provision of stormwater detention facilities and 
ensures consistency with applicable LDC criteria. 

H. The City Council notes that, under the terms of LDC 4.0.70.e, all public 
utility installations required with development must conform to the City's 
adopted facilities master plans. The Council notes that the relevant facility 
master plan that addresses drainage and storm water is the 2002 Corvallis 
Storm Water Master Plan. The Council notes that the 2002 Corvallis 
Storm Water Master Plan was adopted by the City Council as a supporting 
document for the Comprehensive Plan. The Council notes that the 2002 
Corvallis Storm Water Master Plan is referenced in Comprehensive Plan 
Article 10, Section 10.9 - Supporting Documents. The Council notes that 
Appendix 'F' of the Storm Water Master Plan is a technical memorandum 
that updated the City's stormwater development standards and provides 
the design standards for dealing with stormwater quantity and quality. The 
Council notes that facilities intended to capture, treat, or transmit 
stormwater to the public system must meet these design standards. The 
Council notes that LDC 4.0.130(b) references the Corvallis Design Criteria 
Manual. The Council notes that, Appendix 'F' specifically modifies the City 
of Corvallis Design Criteria Manual for Storm Drainage. The Council notes 
that within the standards, the design professional is also directed to the 
criteria established in the most recent version of the King County, 
Washington Surface Water Design Manual. The Council notes that 
Condition of Approval 27 requires the applicant to design stormwater 
detention facilities consistent with both criteria outlined in Sections IV.K.3 
and IV.K.4 of Appendix 'F' of the Storm Water Master Plan (Appendix H), 
and criteria outlined in the most recent version of the King County, 
Washington, Surface Water Design Manual. The Council finds that the 
Condition of Approval adequately addresses the provision of stormwater 
detention facilities and ensures consistency with applicable LDC criteria 
referenced herein. 

I. The City Council notes that stormwater facility design standards contained 
in the Corvallis Design Criteria Manual require detention facilities to be 
designed to maximize stormwater infiltration. The Council notes that while 
open above ground detention facilities are the preferred alternative for 
reasons described on Attachment 111-96 of the May 23, 2008, staff 
memorandum to Council (Appendix A), other types of detention facilities 
are permitted to address site characteristics, The Council notes that the 
applicant has proposed to construct subsurface detention facilities, as 
described on Attachment 111-309 of the May 23, 2008, staff memorandum 
to Council and at Page 3 of the June 16, 2008, staff memorandum to 
Council. The Council notes that the subject development includes a 
mixture of housing types at the minimum density allowed in the RS-12 
zone, as well as several Common Outdoor Open Space areas, as 
described at Page 3 of the June 16, 2008, staff memorandum to Council. 
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The Council notes that, with this combination of development attributes, it 
is not possible to design and construct open, above-ground detention 
facilities on the site without either decreasing the total amount of Common 
Outdoor Open Space area to less than required in the RS-12 zone, or 
eliminating a dwelling unit from the proposed development plan, which 
would result in a dwelling density below the minimum required in the RS- 
12 zone, as described at Pages 3 through 4 of the June 16,2008, staff 
memorandum to Council (Appendix C). The Council notes that allowing 
water to flow laterally out of subsurface storm sewer pipes to facilitate 
infiltration can cause the structural subgrade of streets and alleys to 
prematurely deteriorate if soils do not support adequate rates of infiltration. 
The Council notes that the soil type found within the development site 
would not support a significant amount of infiltration. Thus, the Council 
finds that, given the characteristics of the development, the proposed 
oversized subsurface detention facilities are consistent with the goal of 
maximizing infiltration, as discussed at Page 4 of the June 16, 2008, staff 
memorandum to Council. 

J. The City Council notes that the proposed development will create more 
than 5,000 square feet of new pollution-generating impervious surface 
area. The Council notes that the Cowallis Off-street Parking and Access 
Standards require the implementation of stormwater quality facilities when 
more than 5,000 square feet of new pollution-generating impervious 
surface area is constructed on a site, as described on Attachment 111-96 of 
the May 23,2008, staff memorandum to Council (Appendix A) and the 
June 16, 2008, staff memorandum to Council at Pages 5 through 7 
(Appendix C). The Council notes that the Corvallis Off-street Parking and 
Access Standards require that water quality facilities are designed 
consistent with criteria contained in the most recent version of the King 
County, Washington, Surface Water Design Manual. The Council notes 
that Condition of Approval 28 was imposed to address consistency with 
the Corvallis Off-street Parking and Access Standards and applicable LDC 
criteria. The Council finds that the Condition of Approval adequately 
addresses the provision of stormwater quality facilities and ensures 
consistency with the Corvallis Off-street Parking and Access Standards 
and applicable LDC criteria. 

K. The City Council notes that the applicant proposed to use private water 
quality manholes (a.k.a. "Baysaver" manholes) to address water quality 
requirements for the proposed development, as noted on Attachments III- 
96 and 111-309 of the May 23, 2008, staff memorandum to Council 
(Appendix A). The Council notes that the criteria contained in the 
Corvallis Off-street Parking and Access Standards list vegetated swales, 
water quality ponds, sedimentation ponds, water quality inlets, and 
infiltration facilities as acceptable water quality facilities. The Council 
notes that the applicant has requested to vary from this design criteria by 
using the aforementioned water quality manholes. The Council notes that 
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the water quality treatment standards contained in Section IV.L.l of 
Appendix "F" of the Stormwater Master Plan (Appendix H) require that 
water quality facilities are designed to remove 70 percent of the total 
suspended solids entering the facility during the specified water quality 
design storm, as described at Pages 5 and 6 of the June 16, 2008, staff 
memorandum to Council (Appendix C). The Council notes that Condition 
of Approval 28 requires the applicant to meet the water quality 
performance standard listed above. In order to meet this standard with a 
water quality manhole, the applicant shall submit manufacturer's 
specifications showing the product will meet or exceed the standard. The 
submittal of this information shall be concurrent with application for PlPC 
permits. The Council finds that the Condition of Approval adequately 
addresses the water quality requirements set forth in the Corvallis Off- 
street Parking and Access Standards, and finds that a variation to the type 
of water quality facility provided is warranted. 

L. The City Council notes that in requesting to use an alternate type of water 
quality facility, the applicant must provide benefits to compensate for the 
variance, as required through LDC 2.5.40.04.a(1). The Council notes that 
the proposed compensating benefits are summarized at Page 7 of the 
June 16,2008, staff memorandum to Council (Appendix C) and are 
further discussed in Finding Ill-E. The Council finds that the proposed 
benefits are adequate to compensate for the requested variance because, 
as conditioned, the proposal results in a design that achieves the intent of 
the standard(s) being varied, consistent with LDC 2.5.20(h). 

M. The City Council notes that some public testimony raised concerns about 
the placement of fill on the site in conjunction with the subject proposal 
might worsen sheet-flow flooding on adjacent developed properties. The 
Council notes that one component of the stormwater facilities design 
criteria is that stormwater draining from the site match the pre- 
development flow rates based on the two-year, five-year, and 10-year, 24- 
hour design storms, as required by Condition of Approval 27, The Council 
finds that, given this Condition of Approval, the placement of fill will not 
result in a potential increase in flooding on adjacent properties related to 
sheet-flow. 

Street Lights 

N. The City Council notes that the subject site has frontage on three public 
streets; NE Conser Street, NE Jasper Street, and NE Sorrel Place. The 
Council notes that an insufficient number of street lights are currently 
installed along these streets to satisfy the standards established by the 
City Engineer, as described on Attachment 111-97 of the May 23, 2008, 
staff memorandum to Council. The Council notes that Condition of 
Approval 30 requires the applicant to install five (5) additional street lights 
at specific locations along these streets. The Council finds that the 
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Condition of Approval adequately addresses the provision of street lights, 
as required by LDC 4.0.60(q), and ensures consistency with the applicable 
CCP and LDC criteria referenced herein and cited above. 

Franchise Utilities 

The City Council notes that existing franchise utilities (e.g., gas, electric, 
and telephone lines) are located within the immediate vicinity of the 
subject site. The Council notes that the applicant has proposed to 
construct public waterlines and storm sewer facilities located within private 
property. The Council notes that LDC 4.0.100(a) and (b) require the 
granting of utility easements when either public utility lines or franchise 
utility lines will cross private property. The Council notes that Conditions 
of Approval 26 and 31 require the applicant to dedicate such easements 
through the proposed Major Subdivision Replat. The Council finds that 
the Conditions of Approval adequately address the provision of utility 
easements and ensure consistency with the applicable LDC criteria 
referenced herein. 

VI. Maior Subdivision Replat 

A. The City Council notes that findings in response to the applicable criteria 
cited above are presented on Attachments 111-99 through 111-1 04 of the 
May 23, 2008, staff memorandum to City Council (Appendix A). The 
Council adopts the lncorporated Findings, including the findings and 
conclusions in the May 23, 2008, staff memorandum to the City Council 
noted above. The lncorporated Findings are supplemented by Findings B 
- L, below. The Council finds that, based on these analyses and as 
conditioned, the proposed Major Subdivision Replat complies with 
applicable standards. 

B. The City Council notes that the subject proposal includes a Major 
Subdivision Replat, as described on Attachment 111-99 of the May 23, 
2008, staff memorandum to Council. The Council notes that 12 legal lots 
and three (3) tracts would be created by the proposed Major Subdivision 
Replat. The Council notes that Condition of Approval 16 requires that 
each of the proposed triplex buildings be constructed on its own lot. The 
Council notes that this condition has the effect of increasing the number of 
legal lots created by the proposed Major Subdivision Replat to 14. The 
Council finds that, in light of the Condition of Approval, a Major Subdivision 
Replat is still required to subdivide the subject site as proposed and 
conditioned. The Council finds that, by imposing Condition of Approval 16, 
the dimensions of each lot created for the purpose of constructing a triplex 
building will satisfy the applicable criteria from LDC 4.4.20. 

C. The City Council notes that one of the existing lots effected by the subject 
proposal is currently owned by the Seavey Meadows Homeowner's 
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Association, as described on Attachment 111-100 of the May 23, 2008, staff 
memorandum to Council and at Page 5 of the Responses to Council 
Questions attached to the June 13, 2008, staff memorandum to Council 
(Appendix B). The Council notes that some of the proposed 
improvements will occur within the boundaries of this lot. The Council 
notes that Condition of Approval 32 requires the applicant to determine 
which legal entity will retain ownership and maintenance responsibilities of 
this property in the future. The Council notes that information provided in 
response to a question from the Council concerning this issue is 
presented at Page 5 of the Responses to Council Questions attached to 
the June, 13, 2008, staff memorandum. Given this information, the 
Council finds that the Condition of Approval adequately addresses the 
ownership and maintenance issues identified above. 

D. The City Council notes that the applicant requested to vary from LDC 
4.4.20.03(b), as described on Attachments 111-57, 111-1 03, and 111-314. The 
Council notes that the applicant has provided benefits to compensate for 
the requested variance, as described on Attachment 111-57 of the May 23, 
2008, staff memorandum to Council. The Council finds that the proposed 
benefits are adequate to compensate for the requested variance because, 
as conditioned, the proposal results in a design that achieves the intent of 
the standard(s) being varied, consistent with LDC 2.5.20(h). 

E. The City Council notes that the applicant provided information regarding 
the impact of the proposed development on the hydrology that supports 
adjacent Locally Significant and Locally Protected wetlands in Attachment 
II of the May 23, 2008, staff report to Council (Appendix A). The Council 
notes that additional analysis of this issue was provided on pages 7 - 12 of 
the May 23, 2008 staff report to Council, as well as within the June 13, 
2008 (Appendix B), and June 16, 2008 (Appendix C), staff memoranda 
to Council. The Council adopts the findings within Section II of this 
document and finds that the proposed development is consistent with LDC 
2.4.30.04.b.4. 

F. The Council notes that the Planning Commission relied, in part, on CCP 
4.1 1.12 in denying the proposed Major Conceptual and Detailed 
Development Plan Modification and Major Subdivision Replat, as noted on 
Attachments 1-1 and 1-2 of the May 23, 2008, staff memorandum to 
Council, and as reflected in the minutes of the April 16, 2008, Planning 
Commission meeting (Appendix A). The Council notes that information 
regarding the topography, geology, and hydrology of the subject site and 
the adjacent Locally Significant and Locally Protected wetlands presented 
to the Council on Attachments 11-4 through 11-47 of the May 23, 2008, staff 
memorandum to Council and at Pages 7 and 8 of the June 16,2008, 
memorandum to Council (Appendix C )  responds to deficiencies in the 
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record related to CCP 4.1 1 . I  2 that were identified by the Planning 
Commission during its April 16, 2008, deliberations on the subject 
proposal. The Council finds this additional evidence compelling and is 
persuaded that the Major Conceptual and Detailed Development Plan 
Modification and Major Subdivision Replat is consistent with the cited 
criterion, as described below in Supplemental Findings G through M, 
below. As noted previously, the Council finds that the 2006 Land 
Development Code fully implements the Corvallis Comprehensive Plan. 
Consequently, the Council finds that Comprehensive Plan Policy 4.1 1.12 
is not an applicable decision criterion for the subject land use decision. 

G. The City Council notes that the 3.46-acre development site is not located 
upslope of the adjacent wetlands. The Council notes that, as described in 
the applicantlappellant's hydrology report on Attachment 11-1 3 of the May 
23, 2008, staff memorandum to Council, the area is relatively flat, with 
stormwater ponding within the wetlands, and a general trend of 
stormwater sheet-flow to the east. The Council notes that due to prior 
development of street and utility infrastructure on the 3.46-acre site, as 
well as excavation of building foundations, the existing grade of the 
development site is generally lower than that of adjacent areas containing 
Locally Significant and Locally Protected wetlands, as shown on 
Attachment 111-330 of the May 23, 2008, staff memorandum to Council. 
The Council notes that these constructed features have impeded the 
natural flow of surface water across the site and between the site and 
adjacent Locally Significant and Locally Protected wetlands. The Council 
notes that constructed streets in the area, which include NE. Conser 
Street, to the north and west; NE Jasper Street, in the middle of the site; 
and NE Sorrel Place, to the south, also serve as a barrier to the surface 
flow of water in the area. The Council notes that new and existing 
infrastructure on the development site will intercept stormwater on the site 
and direct it into the City's storm drain system, as described on 
Attachments 111-95 through 111-97 and shown on Attachment 111-331. The 
Council finds that, because of these factors, and the fact that adjacent 
wetlands are "perched," meaning that they sit above largely impervious 
soils, with little direct groundwater connection, it is not anticipated that the 
proposed development would significantly disrupt existing water flow 
patterns that serve the adjacent Locally Significant and Locally Protected 
wetlands. The Council finds that, because stormwater from the 
development site would be treated and released into the City's storm drain 
system, no detrimental change to water quality affecting the adjacent 
Locally Significant and Locally Protected wetlands is anticipated. 

H. The Council notes that portions of the site are not physically separated 
from the adjacent Locally Significant and Locally Protected wetlands by 
existing or planned vehicular circulation areas, as shown on Attachments 
111-322 through 111-324. The Council notes that the existing and planned 
elevation in these portions of the site is at or below the elevation of 
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adjacent Locally Significant and Locally Protected wetlands, as shown on 
Attachment 111-330 of the May 23, 2008, staff memorandum to Council. 
The Council notes that formal landscaping is proposed along all portions 
of the site boundaries that are not occupied by either existing or planned 
vehicular circulation areas. The Council notes that these landscaped 
areas may or may not be served by surface drainage facilities that connect 
with the public storm sewer system. The Council notes that the proposed 
conceptual landscaping plan calls for the use of a mixture of turf grass, 
groundcover, shrubs, and trees in these areas of the site, as shown on 
Attachments 111-326 and 111-327. The Council notes that the proposed 
types of landscaping treatments will maintain the potential for surface 
water to infiltrate the ground. Nevertheless, the Council notes that 
Condition of Approval 34 specifically dictates how herbicides, pesticides, 
fungicides, and fertilizers may be used and applied within the boundaries 
of the site in order to minimize potential negative water quality impacts on 
the adjacent Locally Significant and Locally Protect wetlands. The Council 
finds that the Condition of Approval adequately addresses potential water 
quality impacts from the noted chemical sources and ensures consistency 
with applicable LDC criteria (with LDC 2.4.30.04.b(4) in particular). 

I. The Council notes that the Planning Commission relied, in part, on LDC 
2.4.30.04.b(4) in denying the proposed Major Conceptual and Detailed 
Development Plan Modification and Major Subdivision Replat, as noted on 
Attachment 1-2 of the May 23, 2008, staff memorandum to Council, and as 
reflected in the minutes of the April 16, 2008, Planning Commission 
meeting. The Council notes that information regarding the topography, 
geology, and hydrology of the subject site and the adjacent Locally 
Significant and Locally Protected wetlands presented to the Council on 
Attachments 11-4 through 11-47 of the May 23, 2008, staff memorandum to 
Council and at Pages 7 and 8 of the June 16,2008, memorandum to 
Council responds to deficiencies in the record related to LDC 
2.4.30.04.b(4) that were identified by the Planning Commission during its 
April 16, 2008, deliberations on the subject proposal, The Council finds 
this additional evidence compelling and is persuaded that the Major 
Conceptual and Detailed Development Plan Modification and Major 
Subdivision Replat is consistent with the cited criterion, as described 
below. 

J. The City Council notes that LDC 2.4.30.04.b(4) states "Excavation and 
grading shall not change hydrology in terms of water quantity and quality 
that supports existing Locally Significant Wetlands andlor Riparian 
Corridors that are subject to Chapter 4.13 - Riparian Corridor and Wetland 
Provisions." The Council notes that LDC 4.13.80(a) states that "The City's 
Riparian Corridors and Wetlands Map identifies two types of Wetlands 
within the City - 1. Locally Protected Wetlands; and 2. Non-locally 
Protected Wetlands." The Council notes that LDC 4.13.80(d) states that 
"The City Council determined that a number of the identified [Locally 
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Significant Wetlands] (LSWs) should be locally protected. The identified 
Locally Protected Wetlands (LPW), on the City's Riparian Corridors and 
Wetlands Map, represent the Wetlands which are to receive local 
protection. The Locally Protected Wetlands consist of: 1. Locally 
Significant Wetlands of Special Concern; and 2. Locally Protected Locally- 
significant Wetlands." Based on these criteria, the Council finds that the 
only Locally Significant Wetlands subject to Chapter 4.13 provisions are 
those designated as either Locally Protected Wetlands or Locally 
Significant Wetlands of Special Concern, as shown on the City's Riparian 
Corridors and Wetlands Map. 

K. The City Council notes that the applicant conducted a wetland delineation 
for the subject site. The Council notes that the Department of State Lands 
(DSL) has concurred with the delineation, as noted in the May 23, 2008, 
letter to Kent Weiss, City of Corvallis, that was forwarded to the City 
Council, as reflected in the minutes of the June 2, 2008, City Council 
public hearing on the subject proposal (Appendix D). The Council notes 
that a copy of the DSL-approved wetland delineation report is included in 
the record at Attachments 111-139 through 111-160 of the May 23, 2008, staff 
memorandum to Council (Appendix A). The Council notes that the DSL- 
approved delineation identified additional wetland area adjacent to the 
northeast corner of the subject site. The Council notes that the proposed 
development plan will not impact the additional area of wetlands, as 
described on Attachment 111-146 of the May 23, 2008, staff memorandum 
to Council. 

L. The City Council notes that to accommodate proposed streets, utilities, 
homes, and other proposed improvements, excavation and grading within 
the 3.46-acre development site will be necessary. Hydrological analysis of 
the area confirms that the soils in the area are largely impervious, and 
have created a "perched" wetland sitting on top of largely impervious soils, 
as described at Pages 10 and 11, and on Attachments 11-16 through 11-1 9, 
and 11-46 of the May 23, 2008, staff memorandum to Council. The Council 
notes that this means sub-surface water flows are not a component of the 
hydrology that supports the Locally Significant and Locally Protected 
wetlands that are adjacent to the subject site. As noted in the 
applicantlappellant's Hydrology Investigation, "The wetlands character of 
the area is believed due to seasonal precipitation falling on very low 
permeability clay sediments at the ground surface, and showing little 
influence of drainage from the higher alluvial plain to the west." The 
Council notes that this means, for the most part, water that serves the 
Locally Significant and Locally Protect wetlands adjacent to the site falls 
from the sky. The Council notes that this conclusion is supported by 
evidence presented on Attachment 11-16 ("The weather was cloudy but 
dry. There had only been a trace amount of rainfall during the previous 
five (5) days. There had been 1.63 inches of rainfa1 (-2.03) inches below 
normal) during the preceding month of April.") and Attachment 11-1 7 ("The 
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ditches in fhe Wefland Reserve Area contained ponded water; ditches in 
the proposed Seavey Meadows Residential Development were dry.'? of 
the May 23, 2008, staff memorandum to Council. The Council notes that 
the topography of the subject site and surrounding area is relatively flat, 
and that the areas of Locally Significant and Locally Protected wetlands 
adjacent to the site tend to be at a slightly higher elevation than the 
subject site. The Council finds that, because of these facts, the proposed 
excavation and grading activities on the 3.46-acre development site will 
not have a significant impact on the hydrology of surrounding Locally 
Significant and Locally Protected wetland areas. Additionally, the Council 
finds that stormwater generated on the development site will be treated 
and directed into the City's storm drain system, thereby avoiding the 
possibility of creating negative water quality impacts in adjacent Locally 
Significant and Locally Protected wetland areas. 

M. The City Council notes that some public testimony raised concerns that 
the proposed grading and excavation activities would alter the existing 
sheet-flow hydrology observed on the subject site, thereby potentially 
resulting in the de-watering of adjacent Locally Significant and Locally 
Protected Wetlands. The Council notes that the applicant submitted a 
hydrology study completed by a hydrogeologist and a hydrologist who 
analyzed the existing hydrological relationship between the subject site 
and the adjacent Locally Significant and Locally Protected wetlands. The 
Council notes that the hydrology study was reviewed by a wetland 
biologist to determine potential impacts on the Locally Significant and 
Locally Protected wetlands that might be caused by the proposed 
development. The Council notes that the conclusion reached as a result 
of these studies was that the excavation and grading activities related to 
the proposed development will not result in hydrological impacts to the 
adjacent Locally Significant and Locally Protected wetlands, as noted in 
the minutes of the June 2, 2008, City Council hearing (Appendix D). The 
Council notes that the ground surface of the subject site has already been 
disturbed by excavation and grading activities, the construction of building 
foundations, the installation of subsurface utility lines, and the construction 
of public streets. The Council notes that these site disturbances occur 
across the entire site and along a significant portion of the site's boundary 
with adjacent Locally Significant and Locally Protected wetlands. The 
Council notes that the existing four-unit attached dwelling was constructed 
in 1984, subsequent to the construction of NE Conser Street, NE Jasper 
Street, NE Sorrel Place, and the subsurface public utility lines currently 
found within the boundaries of the site. The Council notes that these 
features have been in place for more than 20 years. The Council notes 
that if the site receives water from the adjacent Locally Significant and 
Locally Protected wetlands, the existing site disturbances have already 
provided a conduit for surface water to drain from the on-site wetlands and 
the adjacent Locally Significant and Locally Protected wetlands. The 
Council notes that if the hypothesized "dewatering" of the wetlands were 
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significant, there would no longer be wetlands on and adjacent to the 
development site, due to the grading and excavation that occurred with 
the original development of the existing fourplex building, streets, and 
infrastructure on the development site. The Council notes that the 
applicant's wetland delineation, along with DSL's recent concurrence with 
the delineation, demonstrate that wetlands remain present on the site and 
in the vicinity. The Council notes that the proposed development will 
generally effect portions of the site that have either already been disturbed 
by past development activities or occur on portions of the site that are 
hydrologically separated from the adjacent Locally Significant and Locally 
Protected wetlands by existing streets or subsurface utility lines. Based 
on these observations, the Council finds that the proposed development 
will not increase the potential for water quantity impacts on the adjacent 
Locally Significant and Locally Protected wetlands. 

VII. Miscellaneous Public Testimonv Issues 

A. The City Council notes that some public testimony raised concerns about 
the subject proposal not being consistent with the City Charter or the City 
of Corvallis 2020 Vision Statement. The Council notes that neither of 
these documents contain criteria applicable to the subject proposal. 

B. The City Council notes that some public testimony referenced testimony 
previously presented on land use decisions related to Phase Ill of the 
Land Development Code Update. The Council notes that the subject 
application has been reviewed against the applicable CCP and LDC 
criteria formalized through Phase Ill of the Land Development Code 
Update. However, the Council notes that public testimony previously 
presented on Phase Ill of the Land Development Code Update is not 
germane to a decision on the subject proposal. 

I 

C. The City Council notes that some public testimony raised concerns that 
the record has not demonstrated consideration of compatibility between 
proposed uses of the site and uses of adjacent properties. The Council 
notes that the adjacent "uses" identified in testimony focused on the 
presence of Locally Significant and Locally Protected wetlands. The 
Council notes that the term "uses", as used in the LDC and CCP, refers to 
those "uses" defined in LDC Chapter 3.0, The Council finds that the 
presence of Locally Significant and Locally Protected wetlands is a 
characteristic of the adjacent properties and not a use. 

D. The Council notes that some public testimony questioned the need for 
affordable housing in Corvallis given provisions contained in the 2006, 
Revised Land Development Code that require a mixture of housing types 
when properties that are five acres or larger are proposed for development 
(LDC 4.9.80). The Council notes that CCP 9.5.1 and 9.5.2 encourage the 
provision of affordable housing throughout the community, and that the 
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requirements contained in LDC 4.9.80 fully implement the referenced CCP 
criteria. The Council notes that LDC 4.9.80 does not place an upper limit 
on the amount of affordable housing that may be developed within the City 
of Corvallis. The Council notes that the provisions in LDC 4.9.80 have 
only recently been implemented and will not address all the needs for 
affordable housing unless and until enough property is developed under 
those provisions. The Council finds that, while the area of the subject site 
is less than five acres, developing affordable housing on the site is 
permitted by the applicable LDC development standards cited in the 
Incorporated Findings and the supplemental findings. 

SUMMARY AND CONCLUSION 

As the body charged with hearing appeals of a Major Conceptual and Detailed 
Development Plan Modification and Major Subdivision Replat decision, the City Council, 
having reviewed the record associated with the Major Conceptual and Detailed 
Development Plan Modification and Major Subdivision Replat application, considered 
evidence supporting and opposing the application and finds that the proposal, as 
conditioned, adequately addresses the review criteria and is found to be consistent with 
the City's Comprehensive Plan, applicable sections of the Land Development Code, and 
other applicable approval criteria. The City Council finds that Conditions of Approval are 
necessary to achieve compliance with the applicable criteria, and the conditions 
adequately address impacts related to the development. Therefore, the appeal is 
APPROVED, and the City Council reverses the Planning Commission decision to deny 
the Major Conceptual and Detailed Development Plan Modification and Major 
Subdivision Replat application (PLD08-00001/SUB08-08001). 

Dated: 
Charles C. Tomlinson, MAYOR 

APPENDICES: 

A. May 23,2008, staff memorandum to the City Council 

B. June 13, 2008, staff memorandum to the City Council 

C. June 16,2008, staff memorandum to the City Council 

D. Excerpted June 2, 2008, City Council Minutes regarding a public hearing for 
an appeal of Seavey Meadows (PLD08-00001, SUB08-00001) 
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E. Excerpted June 16, 2008, City Council Minutes regarding City Council 
deliberations on an appeal of Seavey Meadows (PLD08-00001, SUB08-00001) 

F. Article 51 of the Corvallis Comprehensive Plan 

G, Implementing Ordinances for the 2006 Corvallis Land Development Code 

H. Appendix 'F' of the Corvallis Stormwater Master Plan 

Page 42 of Findings and Conclusions 
Seavey Meadows Major Conceptual and Detailed Development Plan Modification I Major Replat (PLD08-00001ISUB08-00001) 



APPENDIX A: 

MAY 23,2008, STAFF 
MEMORA 

COUNCIL 

(Page numbering is consistent with page numbering from the original memorandum) 



TO: Mayor and City Council 

FROM: Ken Gibb, Community Development Directo 

DATE: May 23,2008 

RE: Seavey Meadows (PLD08-00001, SUB08-00001) 

1. ISSUE 

The applicant, Willamette Neighborhood Housing Services (WNHS), has submitted an 
application seeking approval of a Major Modification to a Conceptual and Detailed 
Development Plan and a Major Subdivision Replat to construct a mixture of single family 
detached homes, duplexes, triplexes, and four- and five-unit multi-family dwellings on the 
site. Forty-three (43) dwelling units are proposed on the subject, 3.46-acre, site. The 
development would also include a 1,700 square foot community building and approximately 
14,000 square feet of landscaped play areas and common areas. Planned Development 
approval is requested to allow variation to Land Development Code requirements regarding 
alleys, landscaping, parking, setbacks, and building design. 

On April 2, 2008, the Planning Commission held a duly advertised public hearing on the 
request. At that hearing, the Planning Commission honored a request to hold the record 
open. The record was held open for one week, following which, the applicant was allowed 
one week to submit a final written argument. The Planning Commission reconvened on 
April 16, 2008, deliberated, and voted to deny the applicant's request. The Planning 
Commission Chair signed the Notice of Disposition from that decision on April 18, 2008, 
(Attachment I). On April 28, 2008, the applicantlappellant appealed the Planning 
Commission's decision (Attachment I t ) .  The applicantlappellant also granted a 21-day 
extension to the State's 120-Day rule to allow additional time to submit appeal materials. 
Additional appeal materials were received on May 20,2008 (Attachment 11). A City Council 
public hearing has been scheduled for June 2,2008, to consider the appeal of the Planning 
Commission's decision to deny the proposed Major Modification to a Conceptual and 
Detaiied Deveiopment Pian and Major Subdivision Repiat. 
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11. BACKGROUND and DISCUSSION 

Site and Vicinity 

The 3.46-acre site is located south and east of Conser Street and contains Jasper Street 
and Sorrel Place. Seavey Avenue is located immediately to the south. An existing fourplex 
that is surrounded by the development site was constructed consistent with the 1982 
approval for Seavy Meadows. Improvements to Conser Street, Jasper Street, and Sorrel 
Place were also made at that time. Since that time, some of the sidewalks have buckled 
due to the growth of tree roots. No other development has taken place at the site since 
these improvements were made. Remnants of preliminary building pad excavation are still 
visible on recent City of Corvallis aerial photographs. Due to the soils in this area of 
Corvallis, these portions of the site have since gradually transformed into "constructed" 
wetlands. Other natural features found on the proposed development site include mature 
and sapling cottonwood trees, and non-locally protected jurisdictional wetlands. The site is 
essentially flat and lacks prominent topography. immediately northeast of the site along 
Conser Street is the Conifer Village Subdivision. All other property within the immediate 
vicinity is currently undeveloped. A branch of the Southern Pacific Railroad runs past the 
site on the west side of Conser Street. Additionai resicientiai deveiopment is located on the 
opposite side of the railroad tracks. 

The site is designated as Residential - Medium-High Density on the Corvallis 
Comprehensive Plan Map, with Natural Resource Overlay Areas, as are other properties 
abutting the site to the south, east, and west that were also part of the original Seavey 
Meadows Planned Development. The Conifer Village Subdivision to the northeast is 
designated as Residential - Low Density, while undeveloped property across Conser Street 
to the north is shown as Residential - Medium Density on the Comprehensive Plan Map. 
The area to the south of Seavy Avenue, to the south of the site, is not yet annexed into the 
City, but is designated for Medium Density Residential Development on the Comprehensive 
Plan Map. 

Consistent with its Comprehensive Plan designation, the site is zoned Medium-High Density 
Residential on the Corvallis Land Development Code Zoning Map, and is also subject to 
Planned Development and Natural Resource Overlays (PD(RS-12)). Undeveloped 
properties south, east, and west of the site that are also associated with the original Seavey 
Meadows Planned Development share this designation. The Conifer Village Subdivision to 
the northeast is zoned PD(RS-6), while the undeveloped properties to the north, across 
Conser Street, are zoned PD(RS-9) with Natural Resource Overlay areas. The area to the 
south of Seavy Avenue, to the south of the site, is not yet annexed into the City and 
therefore has no City zoning designation. 

Background 

1982 - On May 18, 1982, the subject site was annexed into the City Limits along with 
roughly 37 additional acres that were zoned either RS-9 or RS-12 with a Planned 



Development Overlay. Subsequent to being annexed, the original developer proposed a 
Conceptual and Detailed Development PIan and Tentative Subdivision Plat that would have 
resulted in the construction of 296 dwelling units (PD-82-5). The Corvallis Planning 
Commission approved this request, with conditions, on October 6, 1982. 

Phase I of the Seavy Meadows development was initiated, which included construction of 
the existing portions of Jasper Street and Sorrel Place, as well as other infrastructure within 
the Phase I area, and the existing fourplex building on the site. However, construction of 
the remainder of the development faltered. When the developer defaulted on infrastructure 
debt service (Bancroft Bond) the City took possession of the Seavy Meadows site, with the 
exception of the existing fourplex at the southeast corner of Jasper Street and Conser 
Street. 

1991 - On March 6, 1991, the Corvallis Planning Commission approved a Detailed 
Development PIan and a Tentative Subdivision Plat for Conifer Village, Phases 4, 5, and 6 
(DC-91-1, PD-91-1, and S-91-1). This approval affected approximately 10 acres of the 
Seavey Meadows Detailed Development Plan by rezoning the property from PD(RS-12) to 
PD(RS-6) and approving a tentative subdivision plat intended for development with detached 
single family homes. The City sold that portion of the Seavy Meadows development to the 
developer of Conifer Village. A portion of Conifer Village, Phase 5, was developed in this 
location and currently contains 38 single family houses. 

Proposal 

The applicant's proposal includes two land use requests: 1) a Major Modification to a 
Conceptual and Detailed Development Plan and, 2) a Major Subdivision Replat. 

The Conceptual and Detailed Development Plan approved for Seavy Meadows in 1982 was 
for a uniform development of attached fourplexes with shared private driveways. The 
proposed Major Modification would alter that plan to provide a mixture of single-family 
detached homes, duplex and triplex townhomes, and four- and five-unit multi-family 
dwellings on the site. Access to the dwellings would rely on the existing public streets - 
Conser Street, Jasper Street, and Sorrel Place - but would also involve the construction of 
two new private alleys. Improvements are proposed to portions of Conser Street, Jasper 
Street, and Sorrel Place to bring those facilities into compliance with current Corvallis Land 
Development Code street standards. The proposed private alleys would be located 
adjacent to parking areas serving the subject development, including 20 parking spaces 
along the alley serving the western side of the development site and 24 parking spaces 
along the alley serving the eastern side of the development site. 

The development is proposed in two phases. Phase i would include construction of seven 
single family homes for sale to low income families at 88 percent of median family income 
(MFI) or less. Phase II would include construction of 23 multi-family units, 9 attached 
townhouse units, and 4 duplex units for low income families making 60 percent of MFI or 
less. Due to funding variables, the applicant reserves the right to develop Phase 2 first. The 



applicant states that required public facilities necessary to serve project phases will be 
provided, as needed. 

The applicant has provided alternative site plans for portions of Phase 11. Sheet G2 of the 
applicant's graphics (Attachment Ill) shows alternative layouts for Buildings 10 and 11 and 
for Buildings 1, 2, and 3. As depicted on Sheet GI,  Buildings 10 and 1 I are "quad" units, 
which are four, single-level dwelling units that share common central space. These units 
are a type of development designed specifically for senior citizens to allow some level of 
autonomy in a group-living type environment. If the applicant is successful in obtaining 
special funding for this type of use, they will build the quad units. If the applicant is 
unsuccessful in obtaining funding, then the fourplexes shown on Sheet G2 would be 
constructed. The alternative design for Buildings 1, 2, and 3 is meant to demonstrate how 
those units could be configured to comply with POD Standards, with main entrances to the 
units facing the public street, and direct pedestrian connections from the front doors of each 
unit to the sidewalk along the public street (Conser Drive). The applicant prefers to 
construct the three triplexes as depicted on Sheet GI ,  with main entrances facing the private 
alley and with the front door of each unit within 200 feet of the public sidewalk along Conser 
Street. The applicant argues that this allows the development to face inward, towards the 
corrimuiiiiy bliiidirig, and aiiows for tile creation of more cieariy demarcated private open 
space in the yards between the units and Conser Drive. 

The project will include a mix of incomes with 40 percent of the units at or below 60 percent 
of MFI. Project amenities will include a 1,700 square foot community building and roughly 
14,000 square feet of formally landscaped play areas and common areas. Parking is 
proposed through the use of both outdoor unassigned common spaces and private attached 
garages and driveways. Most of the required parking would be provided on the respective 
properties to be served, but the applicant requests to vary from parking standards to allow 
12 of the required parking spaces to be provided on the public streets sewing the 
development. 

The 3.46-acre development site is surrounded by 27 acres of locally protected wetlands, 
which provide a long term natural landscape amenity. The City of Corvallis retains 
ownership of these areas and has indicated an intent to preserve the wetlands from future 
development. A variety of community amenities is available to the site including: two of the 
City's largest employers (Hewlett Packard and Good Samaritan Hospital); a community 
shopping center,including a grocery store, within three-quarters of a mile of the site; public 
transportation adjacent to the site; a middle school within a half mile; and a City park within 
a half mile. 

The applicant has requested to vary from a number of Land Development Code 
requirements through the Planned Development process, and has proposed a number of 
compensating benefits for those variations, as shown in the foiiowing table: 



LDC Section 4.2.30(a). Table 4.2-2 -The easterly 
private alley that provides access to the off-street 
parking spaces for Buildings 8, 9, 10 and I I does 
not include the requisite number of parking lot 
trees at either ratio listed in Table 4.2-2. -1. 

Rather than installing medium canopy trees in 
planters between parking spaces, the applicant 
proposes to plant large canopy trees behind the 
pedestrian walkway, as shown on Attachment 'I' 

LDC Sections 4.1.20.i. I (a) - Each unit of the three 
triplexes accessed from the westerly private alley 
in'phase 2 generates a minimum vehicular parking 
demand of 2.5 spaces, for a total of 23 spaces. 
Due to the project's proximity to a transit route, the 
applicant requests a 10% reduction, resulting in 21 
required parking spaces. Eighteen of these 
required parking spaces will be provided in either a 
single-car garage or a private driveway associated 
with each unit. However, three of the required 
spaces are proposed to be accommodated along 
the public right-of-way for Sorrel Place. 

LDC Section 4.1.20.i.l(bl- The 1,700 square-foot 
community building generates a minimum 
vehicular parking demand of 9 spaces. The 
applicant requests that the local street, Sorrel 
Place, be allowed to accommodate these spaces 
rather than providing them on the development 
site. 

LDC Section 4.4.20.03(b) - With the exception of 
lots created for buildings 17 and 18 (detached 
homes), each of the proposed lots fronts on a 
public street other than an alley for a distance of at 
least 25 feet. 

LDC Section 4.1 0.70.05. b(6) - The applicant 
requests that the window coverage standards 
applied through Section 4.10.60.04.d(5) 
(multifamily PODS window coverage) be applied to 

The applicant notes that Sorrel Place is a dead- 
end street that does not extend beyond the 
boundaries of the site. No other properties 
abutting the street are currently developed or likely 
to be developed in the future. Therefore, 
relocating these required parking space to the 
public right-of-way will not cause compatibility 
conflicts or traffic circulation issues. Regardless, 
the applicant will instatl "No Parking" signs along 
the south side of Sorrel Place to ensure that 20 
feet of the 28-foot wide paved surface remains 
available for vehicular circulation. 

See response above. 

Lots 17 and 18 will front on Tract 'C', which also 
abuts the public right-of-way for Sorrel Place. The 
applicant will record a reciprocal access and 
maintenance easement over Tract 'C' to ensure 
access to these lots is protected. 

Although the use of the community building could 
be classified as being civic in nature, its actual use 
pattern will be more similar to that of the 
associated residential buildings and not those of a 
typical civic use (e.g., a government building, a 
library, or a fraternal organization). The applicant 
has designed the structure to be compatible with 
the proposed residential structures and to 
contribute to the residential character of the 
development. The residential window coverage 
standard requires that only 20 percent of building 
facades facing public streets contain windows or 
doors. Elevations of the community building 
exceed this requirement by at least 40 percent. 



portion of the alley reduce the total distance that 
must be traveled to reach a public street. 
Additionally, it won't always be necessary for 
vehicles to travel the entire length of the alley to 
reach a street. By designing the alley with a 
pavement width of 24 feet and providing parking 
spaces along its length, motorists would be able to 

with each of the duplex buildings, so even though 
the parking spaces will not be on the same lot as 
the primary dwelling, they will be controlled by the 

Planning Commission Aetisn 

Specific criteria and policies that apply to the proposed Major Modification to a Conceptual 
and Detailed Development Plan and Major Subdivision Replat were addressed in the March 
19, 2008, Staff Report to the Planning Commission (Attachment Ill). Specifically, pages 
9-98 of the March 19, 2008, Staff Report address compliance with LDC criteria applicable 
to the proposed Major Modification to a Conceptual and Detailed Development plan, and 
pages 99-104 address compliance with LDC criteria regarding the proposed Major 
Subdivision Replat. 

As reflected in the March 19,2008, Staff Report to the Planning Commission, and minutes 
from the April 2, 2008, and April 16, 2008, Planning Commission meetings, City Staff 
recommended that the Planning Commission approve the applicant's requests, with 



conditions. The Planning Commission reviewed the application, heard public testimony, 
and voted to deny the appfication based on findings from the April 2, 2008, and April "1, 
2008, Planning Commission meetings that support the decision to deny the application 
(Attachment I). 

Appeal Issues 

Land Development Code section 2.19.30.02(d) - Hearings Authority states that appeals of 
Planning Commission decisions shall be reviewed by the City Council. Land Development 
Code section 2.19.30.01 (c) states that all hearings on Appeals shall be held de novo (as a 
new public hearing), and the Council's decision is not limited to the stated grounds for 
appeal. Under the terms of LDC 2.19.30.01(~), the Council is charged with reviewing the 
application for consistency with the relevant criteria, and the Council is not charged with 
reviewing the decision of the Planning Commission for errors. 

The Notice of Disposition of the Planning Commission's decision to deny the Seavey 
Meadows application (Attachment I) indicates the following three reasons for the denial: 

1. Failure to preserve, to the greatest extent possible, existing Significant Natural 
Features and landscape features and amenities, and use such features in a 
harmonious fashion, as expressed in LDC 2.5.20.~~ and as required by LDC 
2.5.40.04, 

2. Failure to comply with Comprehensive Plan Policy 4.1 1.12, which states that 
"Development upslope of wetlands shall minimize interference with water patterns 
discharging to wetlands, and shall minimize detrimental changes in water quality for 
waters discharging to wetlands," and 

3. Failure to comply with LDC 2.4.30.04.b.4, which states, "Excavation and grading shall 
not change hydrology in terms of water quantity and quality that supports existing 
Locally Significant Wetlands andlor Riparian Corridors that are subject to Chapter 
4.13 - Riparian Corridor and Wetland Provisions. 

The Planning Commission made these determinations because Commissioners found little 
evidence in the record that supported compliance with these provisions. As a component 
of the appeal, the applicant/appellant submitted a hydrology report and wetlands analysis 
to provide the information that the Planning Commission found to be deficient. Following is 
an analysis of the appellant's rebuttal of the Planning Commission's findings, based on the 
referenced documents. The Planning Commission's findings are shown in bold, the 
appellant's arguments are shown in italics, and Staffs analyses are shown in plain text. 

I. Failure to preserve, to the greatest extent possible, existing Significant Natural 
Features and landscape features and amenities, and use such features in a 



harmonious fashion, as expressed in LDC 2.5.20.c, and as required by LDC 
2.5.40.04. 

"The two existing Significant Natural Features that exist on the site are wetlands and 
trees. The wetlands within the 3.46 acre development site were invenforied by the 
City and deemed to be locally significant but not locally protected. When the City's 
Natural Features regulations were being developed, decision-makers specifically 
considered a number of sites where natural features protections might conflict with 
economic, social, or energy goals of the community. One of the sites specifically 
discussed was the Seavey Meadows site and the City Council determined that 
approximately5 of the 32 acres contained fewernatural features and in balancing the 
various needs, determined it to be locally significanf, but not locally protected. At the 
same time, the remaining City-owned wetlands were listed as locally significant and 
locally protected. The wetlands slated for impact are significantly degraded in 
comparison to the surrounding wetland. They have been excavated and filled in the 
past, support limited wetland vegetation, and have had aN topsoil removed. Utilities 
and compacted building footprints are already present within fhe wetlands slated for 
impact. " 

"The City's Natural Features Inventory of Significant Vegefation Areas shows no 
significant vegetation within the 3.46 acre development site. HQ wever, Section 
4.2.20.d. 1 considers trees over 8-inches in diameter to be preserved to the greatest 
extent practicable and integrated into the design of a development. The majority of 
the existing trees are cottonwoods, most of which have grown adjacent to the existing 
paved areas as shown in the photos on the following page. These cottonwood trees 
are short lived, are too close together, and are prone to decay. Therefore, the 
applicant has recommended removing these trees and replanting the site with trees 
spaced further apart and varieties more suifable to the site conditions." 

The appellant is correct that the wetlands on the Seavey Meadows development site are not 
locally protected. Through the City Council's adoption of natural features protections, as 
part of the Phase Ill Land Development Code Update, it was specifically determined that 
local protections would not be applied to the wetlands on the development site, as opposed 
to the surrounding wetlands, which received local protection. However, in finding that 
significant natural features were not preserved to the greatest extent possible, the Planning 
Commission expressed concerns regarding the impact of the proposed development on 
adjacent wetlands. This is reflected in Finding #3 below, which finds that the 
applicant/appellant was unable to demonstrate that the proposed development would not 
change hydrology in the area in a way that would have a negative impact on nearby locally 
protected wetlands. A complete analysis of this issue is found under the analysis of Finding 
#3. Findings from that discussion address the above finding as well. 

As noted in the March 19, 2008, Planning Commission Staff Report (Aaachment !!I, page 
17), there are a number of existing trees on the site that are greater than 8 inches in 
diameter, which would typically be considered significant, per Land Development Code 



Section 4.2.20.d. However, per LDC Section 4.2.20.c, if a site has been inventoried for 
natural features, and no significant vegetation areas have been identified on the site, then 
vegetation on the site is not protected by the Land Development Code. The 
applicant/appellant is not required by the Land Development Code to preserve any of the 
existing trees on the site, which are not considered to be a significant natural feature. 

Despite this, the applicant did conduct an inventory of the existing trees on the site, which 
finds that, with the exception of a single Spruce tree located to the west of the existing 
fourplex, all the trees on the site are volunteer Black Cottonwoods. This type of tree is a 
short-lived species that is prone to abnormal growth and decay. The applicant proposes to 
remove all Black Cottonwood trees on the site, but would preserve the existing Spruce tree. 
The applicant notes that the proposed landscaping plan will result in a variety of tree species 
in greater numbers than currently exist on the site. 

Staff conclude that the applicantfappellant is not required to preserve wetlands, trees, or any 
other significant natural feature on the development site itself. The issue of potential 
impacts of development on adjacent locally-protected wetlands is fully addressed under 
Finding #3 below, and findings from that discussion are incorporated by reference under the 
above Finding. 

2. Failure to comply with Comprehensive Plan Policy 4.1 1.12, which states that 
""Development upslope of wetlands shall minimize interference with water 
patterns discharging to wetlands, and shall minimize detrimental changes in 
water quality for waters discharging to wetlands." 

"This policy is intended to ensure that land proposed for development does not result 
in detrimentalimpact from discharging into wetlands. It is imporfant to note that there 
are existing catch basins and a 24-inch storm sewer main in Sorrel Place. The 
proposed development includes the installation of two Baysaver pollution control 
devices to filter additional runoff from the roads, alleys, and parking areas. All 
stormwater will be put into pipes and discharged into the City's storm drain system. 
Stormwater from the development will therefore comply with Policy 4. I I .  12, as none 
of the site's storm water will be discharged into the surrounding wetlands. Since the 
wetlands to be impacted are currently degraded and separated hydrologically from 
the remaining wetlands, discharging stormwaterinto the City's storm drain system will 
not affect the hydrology of the surrounding wetlands. " 

The 3.46-acre development site is not located upslope of the adjacent wetlands. As noted 
in the applicantfappellant's hydrology report (Attachment ll), the area is relatively flat, with 
stormwater ponding within the wetlands, and a general trend of stormwater sheet-flow to the 
east. Due to prior development of street and utility infrastructure on the 3.46-acre site, as 
well as excavation of building foundations, the existing grade of the development site is 
generally lower than that of adjacent areas. Constructed streets in the area, which include 
Conser Street, to the north and west; Jasper Street, in the middle of the site; and Sorrel 
Place, to the south, also serve as a barrier to the surface flow of water in the area. As noted 



by the applicant/appellant, infrastructure on the development site will intercept stormwater 
on the site and direct it into the City's storm drain system, Because of these fac?orc, and 
the fact that adjacent wetlands are "perched," meaning that they sit above largely impervious 
soils, with little direct groundwater connection, it is not anticipated that the proposed 
development would significantly disrupt existing water flow patterns that serve the adjacent 
wetlands. Because stormwater from the development site would be treated and released 
into the City's storm drain system, no detrimental change to water quality affecting the 
adjacent wetlands is anticipated. 

Staff conclude that the proposed development is not located upslope of adjacent wetlands, 
as specified in Comprehensive Plan Policy 4.1 1.12. Additionally, Staff conclude that the 
proposed development would not significantly disrupt existing water flow patterns that serve 
the adjacent wetlands, and would not create a detrimental change to water quality affecting 
the adjacent wetlands. 

3. Failure to comply with LDC 2.4.30.04.b.4, which states, "Excavation and 
grading shall not change hydrology in terms of water quantity and quality that 
supports existing Locally Significant Wetlands andlor Riparian Corridors that 
are subject to Chapter 4.i3 - Riparian Corridor and Wetland Provisions. 

"It is important to understand the relationship of these two significant sites in regards 
to hydrology. The development site is physically separated from the surrounding 
wetlands by roads that include Conser Avenue, Jasper Street and Sorrel1 Place. To 
better describe hydrological impacts along the limited areas not bounded by streets, 
the applicant has retained the services of a hydrologist who is working with the 
projects wetland consultant." 

The appellant has submitted a Hydrology Investigation, prepared by hydrologists, and an 
associated technical memorandum, prepared by a wetland biologist (Attachment 11). The 
Hydrology Investigation makes a number of findings, including the following: 

1. The development site and adjacent areas are relatively level, with a general drainage 
pattern that sheet-flows to the east, towards Steward Slough/Sequoia Creek. 
Although agricultural activities, fill placement, and historic site excavation have 
altered the topography somewhat in this general area, the general drainage pattern 
remains sheet-flow to the east in most areas. 

2. Ground water levels in nearby water wells along Seavy Avenue are between 10 and 
20 feet below ground surface. Test pits dug on the site in 2007 to a depth of 8.6 feet 
did not encounter water. Site observations suggest that, "the shallow surficial soils 
do not readily release water to depressions/excavations, and that the water within the 
northwest-southeast trending ditches and along fhe railroad tracks result from 
inferception/collection of surface water run-off perched by the extremely low 
permeability soils." In other words, the soil in this area appears to be largely 
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impermeable, which results in a "perched wetland" sitting above the impervious soil 
layer. 

3. The report states that, "The wetlands character of the area is believed due to 
seasonal precipitation falling on very low permeability clay sediments at the ground 
surface, and showing little influence of drainage from the higher alluvial plain to the 
west." In other words, the wetlands appear to be hydrated almost entirely from 
precipitation, with little evidence of significant sheet flow of water onto the site. 
Because the wetlands are perched, ground water would not typically replenish the 
wetlands. 

The technical memorandum prepared by the appellant's wetland biologist (Attachment II) 
comments on the Hydrology Investigation and makes the following findings: 

"The resultant hydrology report was consistent with our opinion fhat the hydrology of 
the adjacent wetlands would remain unaffected by the proposed development. The 
wetlands at Seavey Meadows are composed of a perched water table that is 
primarily precipitation driven as the water collects on top of poorly drained clay soils. 
T I -  - 
I rre report identifies that there is a limited sfieeei fluw occurring within the Seavey 
Meadows wetlands, as there is very little elevation change throughout the area. The 
impacted wetlands are further disconnected hydrologically from the adjacent areas, 
as they are surrounded by roads and fill. If the development site surface water is 
redirected to the storm sewer system, this will have no effect on the adjacent 
wetlands since they are currently not receiving any sheet flow from these areas. " 

Staff have reviewed the submitted materials in relation to the decision criterion in question 
(LDC 2.4.30.04. b.4). That criterion is as follows: 

Excavation and grading shall not change hydrology in terms of water quantity and quality that 
supports existing Locally Significant Wetlands andlor Riparian Corridors that are subject to 
Chapter 4.13 - Riparian Corridor and Wetland Provisions. 

Excavation and grading will be a necessary component of the proposed development. To 
accommodate proposed streets, utilities, homes, and other proposed improvements, 
excavation and grading within the 3.46-acre development site will be necessary. 
Hydrological analysis of the area confirms that the soils in the area are largely impervious, 
and have created a "perched" wetland sitting on top of largely impervious soils. This means 
that sub-surface water flows are not a component of the hydrology that supports wetlands 
in this area. As noted in the applicantlappellant's Hydrology Investigation, "The wetlands 
character of the area is believed due to seasonal precipitation falling on very low 
permeability clay sediments at the ground su&ce, and showing !itt!e influecce of drainage 
from the higher alluvial plain to the west." This means that, for the most part, water that 
serves the wetlands in the area falls from the sky. Because of this, the applicant's proposed 
excavation and grading on the 3.46-acre development site would not have a significant 
impact on the hydrology of surrounding areas. Stormwaterthat falls on the development site 



will be treated and directed into the City's storm drain system, thereby avoiding the 
possibility of creating negative water quality impacts in adjacent wetland areas. Based on 
the submitted materials, information, and analysis from the applicanffappellant's hydrologist 
and wetland biologist, Staff conclude that the proposed development will not have a 
negative impact on the hydrology of the area, as described in the above criterion. 

Conclusion 

The Planning Commission made three findings to support its decision to deny the Seavey 
Meadows application: I) the proposed development fails to preserve existing Significant 
Natural Features and landscape features and amenities to the greatest extent possible; 2) 
the proposed development fails to comply with Comprehensive Plan Policy 4.1 I. 12, which 
relates to development "upslope" of wetlands; and 3) the proposed development fails to 
comply with LDC 2.4.30.04.b.4, which regards negative hydrological impacts to wetlands 
and riparian corridors. 

Staff find that there are no significant natural features, or landscape features and amenties 
on the proposed deiieiopment site that require presewation. irnpacis to aajacent significant 
features are addressed in the responses to findings 2 and 3. Staff find that the proposed 
development is not "upslope" from adjacent wetlands and will not result in negative 
interference with water patterns discharging to adjacent wetlands, nor detrimental changes 
in water quality for waters discharging to adjacent wetlands. The applicanffappellant has 
responded to the Planning Commission's determination that the issue of hydrological 
impacts from the proposed development was not adequately addressed by providing a 
hydrology investigation, and analysis of potential wetland impacts, based upon the hydrology 
investigation. Staff have reviewed these materials and concur that the proposed 
development will not cause negative hydrological impacts. 

For these reasons, Staff recommend that the City Council approve the appeal and reverse 
the Planning Commission's decision to deny the proposed Major Modification to a 
Conceptual and Detailed Development Plan and Major Subdivision Replat. 
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I l l .  REQUESTED ACTION 

Maior Modification to a Conceptual and Detailed Development Plan 
With respect to the appeal of the Planning Commission decision to deny the Seavey 
Meadows Major Modification to a Conceptual and Detailed Development Plan (PLD08- 
00002), the City Council has the following options: 

OPTION #I : Approve the proposed Major Modification to a Conceptual and 
Detailed Development Plan, subject to conditions from the 
March 19, 2008, Planning Commission Staff Report, as 
subsequently amended by Staff (Attachment V!), thereby 
reversing the Planning Commission's decision and approving 
the appeal; or 

OPT ION #2: Deny the proposed Major Modification to a Conceptual and 
Detailed Development plan, thereby upholding the Planning 
Commission's decision and denying the appeal; or 

OPTION #3: Approve the proposed Major Modification to a Conceptual and 
Detailed Development plan with amended conditions of 
approval, thereby reversing the Planning Commission's decision 
and approving the appeal. 

From the facts presented in the March 19, 2008, Staff Report to the Planning Commission 
(Anachment I l l ) ,  as well as the facts presented in this May 23, 2008, Memorandum from 
Community Development Director Ken Gibb to the Mayor and City Council, Staff 
recommend that the City Council pursue Option # I ,  approving the Major Modification to a 
Conceptual and Detailed Development Plan request, subject to amended conditions, and 
direct Staff to prepare Formal Findings in support of the City Council's decision. 

Consistent with Option # I ,  the motion below is based upon the facts in the March 19,2008, 
Staff Report to the Planning Commission that support the Staff recommendation to approve 
the Major Modification to a Conceptual and Detailed Development Plan. This motion is also 
based on the criteria, discussions, and conclusions contained within the May 23, 2008, 
Memorandum to the Mayor and City Council from the Community Development Director; 
and the reasons given by the City Council, as reflected in the meeting minutes, during their 
deliberations on this matter. 

MOTION: I move to approve the proposed Major Modification to a Conceptual and 
Detailed Development Plan, and subject to adoption of Formal Findings and 
Conclusions. 
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Tentative Subdivision Plat 
With respect to the appeal of the Planning Commission decision to deny the Seavey 
Meadows Major Subdivision Replat (SUB08-00001), the City Council has the following 
options: 

OPT1ON #a : Approve the proposed Major Subdivision Replat, subject to conditions 
from the March 19, 2008, Planning Commission Staff Report, as 
subsequently amended by Staff (AmchmentVI), thereby reversing the 
Planning Commission's decision and approving the appeal; or 

OPTION #2: Deny the proposed Major Subdivision Replat, thereby upholding the 
Planning Commission's decision and denying the appeal; or 

OPTION #3: Approve the proposed Major Subdivision Replat with amended 
conditions, thereby reversing the Planning Commission's decision and 
approving the appeal. 

From the facts presented in the March 19, 2008, Staff Report to the Planning Commission 
(Attachment Ill), as well as the facts presented in this May 23, 2008, Memorandum from 
Community Development Director Ken Gibb to the Mayor and City Council, Staff 
recommend that the City Council pursue Option #I, approving the Major Subdivision Replat 
request, subject to amended conditions, and direct Staff to prepare Formal Findings in 
support of the City Council's decision. 

Consistent with Option # I ,  the motion below is based upon the facts in the March 19, 2008, 
Staff Report to the Planning Commission that support the Staff recommendation to approve 
the Major Subdivision Replat. This motion is also based on the criteria, discussions, and 
conclusions contained within the May 23,2008, Memorandum to the Mayor and City Council 
from the Community Development Director; and the reasons given by the City Council, as 
reflected in the meeting minutes, during their deliberations on this matter. 

MOTION: I move to approve the proposed Tentative Subdivision Plat, subject to 
conditions from the January 3, 2008, Planning Commission Notice of 
Disposition, and subject to adoption of Formal Findings and 
Conclusions. 
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ATTACHMENTS 

ATTACHMENT I - Planning Commission Notice of Disposition regarding the Seavey 
Meadows Major Modification to a Conceptual and Detailed 
Development Plan and Major Subdivision Replat, signed April 18,2008 

ATTACHMENT If - Appeal Letter, received April 28,2008, along with supplemental appeal 
information, received May 20, 2008 

ATTACHMENT I1I - March 19, 2008, Staff Report to the Planning Commission 

ATTACHMENT IV- Minutes of the April 2,2008, and April 16,2008, Planning Commission 
meetings 

ATTACHMENT V- Public Testimony submitted after close of the record for Planning 
Commission deliberations on April 9, 2008 

ATTACHMENTVI- Proposed Conditions of approval, as amended by Staff after release of 
the March 19, 2008, Staff Report to the Planning Commission 

Review and Concur: 
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Community Development 
Planning Division 

501 SW Madison Avenue 
Corvailis, OR 97333 

COWALLIS PLANNING COMMISSION ~ a t ~ : ~ ~ y ~ ~ $ ~ ~ ~ ~ ~ :  *$IIi 
NOTICE OF DISPOSITION 

ORDER 2008 - 040 

CASE: Seavey Meadows (PLD08-00001, SUB08-00001) 

REQUEST: The applicant requests approval of a Major Modification to a Conceptual 
and Detailed Development Plan and a Major Subdivision Replat to 
construct a mixture of single family detached homes, duplexes, tripiexes, 
and four- and five-unit multi-family dwellings on the site. Forty-three (43) 
dwelling units are proposed on the subject, 3.46-acre, site. The 
development would also include a 1,700 square foot community building 
and approximately 14,000 square feet of landscaped play areas and 
common areas. Planned Development approval is requested to a!!ow 
variation to Land Development Code requirements regarding alleys, 

- -  landscaping, - - . . - - - parking, - setbacks, -- - . and -- - building - .-- . . design. -- - - - - - - - - . - - - - - - 

APPLICANT: Willamette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, OR 97333 

OWNER: City of Corvallis 
P.O. Box 1083 
Corvallis, OR 97339 

LOCATION:  he subject site is located on the south side of Conser Street and 
north of Seavy Avenue in northeast Corvallis. The subject site is 
also identified on Benton County Assessor's Map 11-5-24 DC, as 
Tax Lots 500 through 3700. 

DECISION: The Corvallis Planning Commission conducted a public hearing on April 2, 
2008, and deliberated on April 16, 2008. The Planning Commission 
decided to deny the requested Conceptual and Detailed Development 
Plan and Tentative Subdivision Plat. The Planning Commission adopts 
the findings contained in the portions of the April 2, 2008, and Aprii 16, 
2008, Planning Commission minutes that demonstrate support for the 
Planning Commission's actions. Specific findings to suppod the denial 
decisions include, but are not limited to: 

1. Failure to preserve, to the greatest extent possible, existing 
Significant Natural Features and landscape features and amenities, 
and use such features in a harmonious fashion, as expressed in 
LDC 2.5.20.~~ and as required by LDC 2.5.40.04, 

2. Failure to comply with Comprehensive Plan Policy 4.1 I. 12, which 



states that "Development upslope of wetlands shall minimize 
interference with water patterns discharging to wetlands, and shall 
minimize detrimental changes in water quality for waters discharging 
to wetlands," and 

Ci -  .j .;AT2 

.!.9 
3. Failure to comply with LDC 2.4.30.04.b.4, which states, "Excavation . * 7 IF-T 

<--- - -- . and grading shall not change hydrology in terms of water quantity 
and quality that supports existing Locally Significant Wetlands and/or 
Riparian Corridors that are subject to Chapter 4.1 3 - Riparian 
Corridor and Wetland Provisions. 

If you are an affected party and wish to appeal the Planning Commission's decision, 
appeals must be filed, in writing, with the City Recorder within 12 days from the date 
that the order is signed. The following information must be included: 

1. Name and address of the appellant(s). 
2. Reference the subject development and case number, if any. 
3. A statement of the specific grounds for appeal. 
4. A statement as to how you are an affected party. 
5. Filing fee of $240.00. 

Appeals must be filed by 5;OOp.m. on the finalday of the-appeal-period. When the 
final day of an appeal period falls on a weekend or holiday, the appeal period shall be 
extended to 5:00 p.m. on the subsequent work day. The City Recorder is located in the 
City Manager's Office, City Hall, 501 SW Madison Avenue, Corvallis, Oregon. 

Corvallis Planning Commission 

Signed this ?8th day of April, 2008 

Appeal Deadline: Wednesday, April 30, 2008, at 5 p.m. 
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NEIGHBORHOOD 
HOUSING SERVICES 

MAiN 257 SW Madison Avenue LlNN COUNTY 745 Main Street EMAIL infoQw-nhs.org 
OFFICE Corvallis, OR 97333 BRANCH Lebanon, OR 97355 WEB www.w-nhs.org 

541.752.7220 541.259.21 66 A 

800.403.0957 
541.752.5037 Fax 

800.403.0957 
541.258.3791 Fax %%mi' CHARTERED MEMBER 

April 28,2008 

Ms. Kathy Louie, City Recorder APR 2 8 2008 
Corvallis City Managers Ofice 
501 SW Madison Avenue Community DeveIopme& 

Planning Division 
Corvallis, OR 97333 /0;25 6.w I SCANNED I 
Subject: Appeal of Seavey Meadows (PLDOIS-00001, SVB08-00001) 

Dear Ms. Louie: 

We wish to appeal the Planning Commission's April 16" decision on the Seavey Meadow project 
referenced above. As a participant in the Planning Commission public hearing, I am an affected party 
with standing. 7 - - 

.w 
The grounds for this appeal are as follows: s 

a, 
E 

1. The Planning Commission found the project failed to preserve, to the greatest extent .E o 
(tl practicable, existing Significant Natural Features and landscape features and amenities, and 

use such features in a harmonious fashion, as expressed in LDC 2.5.20.c, and as required by 2 
LDC 2.5.40.04. 

The two existing Significant Natural Features that exist on the site are wetlands and trees. The 
wetlands within the 3.46 acre development site were inventoried by the City and deemed to be 
locally significant but not locally protected. When the City's Natural Features regulations were 
being developed, decision-makers specifically considered a number of sites where natural features 
protections might conflict with economic, social, or energy goals of the community. One of the 
sites specifically discussed was the Seavey Meadows site and the City Council determined that 
approximately 5 of the 32 acres contained fewer natural features and in balancing the various 
needs, determined it to be locally significant, but not locally protected. At the same time, the 
remaining City-owned wetlands were listed as locally significant and IocaIly protected. The 
wetlands slated for impact are significantly degraded in comparison to the surrounding wetland. 
They have been excavated and filled in the past, support limited wetland vegetation, and have had 
all topsoil removed. Utilities and compacted building footprints are already present withn the 
wetlands slated for impact. 

The City's Natural Features Inventory of Sigaificant Vegetation Areas shows no significant 
vegetation within the 3.46 acre development site. However, Section 4.2.20.d.1 considers trees 
over 8-inches in diameter to be preserved to the greatest extent practicable and integrated into the 
design of a development. The majority of the existing trees are cottonwoods, most of whch have 
grown adjacent to the existing paved areas a: shown in the photos on the following page. 



These cottonwood trees are short lived, are too close together, and are prone to decay. Therefore, 
the applicant has recommended removing these trees and replanting the site with trees spaced 
further apart and varieties more suitable to the site conditions. 

2. The Planning Commission found the project failed to comply with Comprehensive Plan 
9 - - Policy 4.11.12, which states that "Development upslope of wetlands shall minimize 
+d interference with water patterns discharging to  wetlands, and shall minimize detrimental 
C 
Q, changes in water quality for waters discharging to wetlands." 
f 

This policy is intended to ensure that land proposed for development does not result in detrimental 
impact &om discharging into wetlands. It is important to note that there are existing catch basins 
and a 24-inch storm sewer main in Sorrel Place. The proposed development includes the 
i'nstallation of two Baysaver pollution control devices to filter additional runoff fiom the roads, 
alleys, and parking areas. All stormwater will be  put into pipes and discharged into the City's 
storm drain system. Stormwater from the development will therefore comply with Policy 4.1 1.12, 
as none of the site's stomwater will be discharged into the surrounding wetlands. Since the 
wetlands to be impacted are currently degraded and separated hydrologically from. the remaining 
wetlands, discharging stoimwater into the City's storm drain system will not affect the hydrology 
of the surrounding wetlands. 

3. The Planning Commission found the project failed to comply with LDC 2.4.30.04.b.4, which 
states, "Excavation and grading shall not change hydrology in terms of water quantity and 
quality that supports existing Locally Significant Wetlands andlor Riparian Corridors that 
are subject to Chapter 4.13 - Riparian Corridor and Wetland Provisions." 

The development site and the area proposed for mitigation both contain locally significant 
wetlands. LDC Section 2.4.30.04.b.4 is intended to ensure that excavation and grading 
activities does not alter the hydrology that supports existing Locally Significant Wetlands. 

It is important to understand the relationshp of these two significant sites in regards to 
hydr~logy. The development site is physically separated ficm the surra1:nding wetlzzds by 
roads that include Conser Avenue, Jasper Street and Sorrel1 Place. To better describe 

2 



hydrological impacts along the limited areas not bounded by streets, the applicant has 
retained the services of a hydrologist who is worhng with the projects wetiand consultant. 
The hydrologists report will not be completed before the appeal deadline, therefore the 
applicant requests a 21-day extension to the 120-day rule to provide additional time to 
submit this material. 

Attached to this letter is the $240 appeal fee. If you have any questions, please contact me at 752-7220. 

Respectfully Submitted, 
Appellants Name and Address: 

Jim Moorefield 
Willamette Neighborhood Housing Services 

Jim Moorefield 257 SW Madison Avenue 
Executive Director Corvaliisj OR 97133 
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EVRENNorth west, Inc. 

Environmental and Natural Resource Consultmg 

TECHNICAL MEMORANDUM 

Hydrology Investigation 

Seavey Meadows Residential Development Site 
NE Conser Street, Corvallis, Benton County, Oregon 

1.0 INTRODUCTION 

At the request of Turnstone Environmental Consultants (TEC), EVREM Northwest, Inc. 
(ENW) investigated hydrologic conditions at Seavey Meadows in Corvalfis, Oregon (see 

Figures 1 and 2). This work was conducted to evaluate potential hydrologic impacts to the 
area from the proposed Seavey Meadows Residentiai Cieveioprneni whicn inciudes single- 

and multi-family residential structures. 

The scope of work for this study included the following: 

e Site reconnaissance 
Q) 

e Review of geologic and hydrogeologic literature regarding the vicinity of the site !? 
9. 
0 

e Review of previous reports and applications for the proposed development m 

B Acquisition and review of available topographic maps and historical aerial 2 
photographs 

Preparation of this Technical Memorandum 

For convenience, in the following discussion, the "Area of Interest" (AOI) is defined as the 
area enclosed by Stewart Slough to the north, the railroad alignment to the west, and a 
tributary to Steward Slough (alternately labeled Stewart Slough or Sequoia Creek on various 
reviewed maps) to the east and south. The AOI includes the proposed Seavey Meadows 
Residential Development, Seavey Meadows Wetlands Reserve, former Stewart Property, a 
multi-family structure located east of Jasper Streetat its intersection with Conser Street, 
Seavy Road, and private properties. A large portion of this area is considered jurisdictional 

wetlands as previously delineated andlor described by TEC'. The Seavey Meadows 
Wetlands Reserve and large areas of the A01 are owned by the City of Corvallis. The 
proposed Seavey Meadows Residential Development will consist of single- and multi-family 
structures. 

' TEC. 2008, Seavey Meadows Wetland Delineation. February 12'~. 
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1 .I Review of Historical Photographs 

Historical aerial photographs (Appendix A) were acquired from the University of Oregon's 
Knight Library, and are summarized below. 

1936: The predominant drainage direction is eastward, based on Stewart Slough and its 
tributaries. The railroad right-of-way is developed at the west side of the area of interest, 
and NE Seavy Road is constructed within the southern portion of the AOI. The proposed 
Seavey Meadows Residential Development site and the Wetlands Reserve area appear to 
be under cultivation, with plowed fields evident. Several trees are aligned along a fence line 
across the northern portion of the area. A moderately incised northeast-trending tributary 
drainage is present in the northeast portion of the Wetlands Reserve Area and discharging 
to Stewart Slough in the approximate location of the current NE Conser Street bridge across 
Stewart Slough. A ditch is visible along the approximate alignment of the North Berm 
(Figure 2j, intersecting both Stewart Slough at the east margin of the AOI and its previously 
described tributary in the northeast portion of the Wetlands Reserve. 

1944: The area is still under cultivation. The previously described drainage in the northeast 
portion of the Wetlands Reserve Area now appears to be extended southward in linear 
drainage ditches south-southeastward through the middle of the Wetlands Reserve, with 
additional linear segments extending to the railroad tracks and to another location along NE 
Seavy Road. 

1948: The subject area is still under cultivation; however site drainage patterns are largely 
obscured, except for the ditch along the future North Berm alignment. 

1956: The subject property is still under cultivation, and the drainage ditches are again 
visible. A new ditch appears to extend northward across the Wetland Reserve Area to the 
railroad alignment; the ditch previously extending to the natural drainage in the northeast 
corner of the Wetland Reserve appears to have been removed. 

1963: The subject property is still under cultivation. 

1970: The site is still under cultivation. Some riparian-type growth is occurring along the 
existing drainage ditches. A residential development has been constructed across the 
railroad tracks northwest of the Wetlands Reserve Area. Another residential developtqmt is 

present on the east side of Stewart Slough. 

1978: The eastern portion of the Wetlands Reserve Area seems to be no longer cultivated, 
with incursion of nonagricultural vegetation. The western portion still appears to be 
cultivated, and the drainage ditches are still present. 

1982: The area to the north of the Wetlands Reserve Area is undergoing earthmoving, and 
the highly disturbed fill area in the northwest portion of the Wetlands Reserve Area appears 
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TECHNICAL MEMORANDUM 

Hydrology Investigation 

Seavey Meadows Residential Development Site 
NE Conser Street, Cowallis, Benton County, Oregon 

1.0 INTRODUCTION 

At the request of Turnstone Environmental Consultants (TEC), EVREN Northwest, lnc. 
(ENW) investigated hydrologic conditions at Seavey Meadows in Cowallis, Oregon (see 
Figures 1 and 2). This work was conducted to evaluate potential hydrologic impacts to the 
area from the proposed Seavey itleadows Residentiai Development which includes single- 
and multi-family residential structures. 

The scope of work for this study included the following: 

* Site reconnaissance 

e Review of geologic and hydrogeotogic literature regarding the vicinity of the site 

e Review of previous reports and applications for the proposed development 

e Acquisition and review of available topographic maps and historical aerial 

photographs 

Preparation of this Technical Memorandum 

For convenience, in the following discussion, the "Area of Interest" (AOI) is defined as the 
area enclosed by Stewart Slough to the north, the railroad alignment to the west, and a 
tributary to Steward Slough (alternately labeled Stewart Slough or Sequoia Creek on various 
reviewed maps) to the east and south. The AOI includes the proposed Seavey Meadows 
Residential Development, Seavey Meadows Wetlands Reserve, former Stewart Property, a 
multi-family structure located east of Jasper Street at its intersection with Conser Street, 
Seavy Road, and private properties. A large portion of this area is considered jurisdictional 

wetlands as previously delineated andlor described by TEC'. The Seavey Meadows 
Wetlands Reserve and large areas of the AOI are owned by the City of Corvallis. The 
proposed Seavey Meadows Residential Development wili consist of single- and multi-family 
structures. 

' TEC. 2008, Seavey Meadows Wettand Delineation. February 12" 
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I .I Review of Historical Photographs 

Historical aerial photographs (Appendix A) were acquired from the University of Oregon's 
Knight Library, and are summarized below. 

1936: The predominant drainage direction is eastward, based on Stewart Slough and its 
tributaries. The railroad right-of-way is developed at the west side of the area of interest, 

and NE Seavy Road is constructed within the southern portion of the AOI. The proposed 
Seavey Meadows Residential Development site and the Wetlands Reserve area appear to 
be under cultivation, with plowed fields evident. Several trees are aligned along a fence line 
across the northern portion of the area. A moderately incised northeast-trending tributary 
drainage is present in the northeast portion of the Wetlands Reserve Area and discharging 
to Stewart Slough in the approximate iocation of the current NE Conser Street bridge across 
Stewart Slough. A ditch is visible along the approximate alignment of the North Berm 
(Figure 21, i~tersecting both Stewart Slough at the east margin of the AOi and its previousiy 
described tributary in the northeast portion of the Wetlands Reserve. 

1944: The area is still under cultivation. The previously described drainage in the northeast 
t" 

"; - 
portion of the Wetlands Reserve Area now appears to be extended southward in linear - 

.w 
drainage ditches south-southeastward through the middle of the Wetlands Reserve, with C 

a, 

additional linear segments extending to the railroad tracks and to another location along NE F 
f 

Seavy Road. LJ (tl 

1948: The subject area is still under cultivation; however site drainage patterns are largely 2 
obscured, except for the ditch along the future North Berm alignment. 

1956: The subject property is still under cultivation, and the drainage ditches are again 
visible. A new ditch appears to extend northward across the Wetland Reserve Area to the 
railroad alignment; the ditch previously extending to the natural drainage in the northeast 
corner of the Wetland Reserve appears to have been removed. 

1963: The subject property is still under cultivation. 

1970: The site is still under cultivation. Some riparian-type growth is occurring along the 
existing drainage ditches. A residential development has been constructed across the 
railroad tracks northwest of the Wetlands Reserve Area. Another residential development is 

present on the east side of Stewart Slough. 

1978: The eastern portion of the Wetlands Reserve Area seems to be no longer cultivated, 
with incursion of nonagricultural vegetation. The western portion still appears to be 
cultivated, and the drainage ditches are still present. 

1982: The area to the north of the Wetlands Reserve Area is undergoing earthmoving, and 
the highly disturbed fill area in the northwest portion of the Wetlands Reserve Area appears 
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to be present. A new road (NE Conser Street) approaches the Wetlands Reserve from the 
north, crossing Stewart Slough and terminating at the approximate location of the (present- 
day) North Berm. 

1994: NE Conser Street is completed, and a residential development is constructed at its 
east side. NE Jasper Street and NE Sorrel Place are also constructed, and the current 
multi-family residence is visible at the intersection of NE Conser and NE Jasper Streets. All 
agricultural activity appears to have halted in the AOI, replaced by low, natural vegetation. A 
berm with established vegetation is visible extending from the railroad tracks to NE Conser 
Street. To the west of the railroad tracks ground has been cleared for new construction. 

Historical Photograph Summary. The aerial photographs described above show that the 
area was historically farmland. Principal natural drainage of the area was Stewart Slough 
and its tributaries, with the predominant drainage direction in the A01 to the east. A tributary 
drainage extended northeastward through the Wetlands Reserve Area to Stewart Slough. 
By 1936, some enhancement of drainage with development of drainage ditches had been 
completed. The drainage ditches were relocated in subsequent years to facilitate and 
enhance agricultural activities; however still discharged to locations along Stewart 
SloughtSequoia Creek. The eastern portion of the area was removed from cultivation first, 
and cultivation of the western portion may have continued into the early 1980s. In 1982, the 
fill mound in the northwestern portion of the Wetland Reserve Area was created during initial 
site preparation for the residential development to the north. NE Conser Street, NE Jasper 
Street, NE Sorrel Place, the existing multi-family structure in the proposed Seavey Meadows 
Residential Development, and at least one of the berms were present by 1994. 
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2.0 SITE DESCRIPTION AND SETTING 

The proposed Seavey Meadows Residential Development is located between NE Conser 
Street and and NE Sorrel Place, on both sides of NE Jasper Street (see Figures 2 and 3). 
NE Conser Street curves northward from just east of the proposed Seavey Meadows 
Residential Development to its bridge over a tributary of Stewart Slough. The north-trending 
segment of NE Conser Street forms a boundary between a residential neighborhood on its 
east side and the Seavey Meadows Wetland Reserve along its west side. 

To the west of the proposed Seavey Meadows Residential Development and Wetland 
Reserve Area is a northeast-trending railroad right-of-way. On the west side of the railroad 
is a residential neighborhood. Residential neighborhoods are also located north and east of 
the AOI. 

2.1 Topography 
The AOl is relatively level, with an approximate average elevation of 21 6 feet (see Figures 4 
and 5). However, agricultural activities, fill placement, and historic site excavation have 
resulted in some local variations with significance (discussed in detail in Section 3.0). 

Stewart Slough is a branching drainage with a general eastward flow direction in the vicinity gs) 

of the AOI. One branch of Stewart Slough forms an east-flowing north boundary to the AOI, "; - - 
and crosses NE Conser Street at a bridge near the residential development to the north. CI 

The other branch of Stewart Slough (Sequoia Creek) forms both an east-flowing southern 
boundary and a north-flowing east boundary to the AOI. The two (2) branches of the Slough o 
have their confluence southeast of the NE Conser Street's Stewart Slough bridge. Available m 

CI 

topographic mapping (Figures 1, 4 and 5) shows the base of the Stewart Slough drainage 3 
east and north of the Seavey Meadows Wetland Reserve is at 206 to 198 feet elevation, 
incised into the fiuviai terrace. 

2.2 Geology 
Geologic mapping in the vicinity of the area shows the subject property is underlain by 
Quaternary Lower Terrace deposits. These deposits are described as semi-consolidated 
cobbles, gravel, sand, silt, clay, and organic material, with surficial materials generally 
consisting of silty clay and fine sand. The unit is characterized by a low, undulating fluvial 
surface with meander scrolls and oxbow lakes.* 

The area to the east of Sequoia Creek (east of the AOI) is generally at 208 to 210 feet 
elevation, constituting a still lower fluvial terrace surface; to the west, across the railroad 
tracks, is a higher elevation alluvial plain (see Figure 4). 
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OGD Consulting pe~ormed a Foundation Investigation at the subject property in 2007.~ 
Four (4) test pits were excavated with a track-mounted excavator on April 5, 2007. The 
investigation focused on the nature and characteristics of the uppermost soils. The 
maximum depth of the test pits was approximately 8.6 feet. Ground water was not 
encountered in the test pit explorations. However OGD Consulting noted indications of 
surface water ponding during wet winter months which was inferred to perch on the highly 
plastic clay present in surficial soils. This sutficial topsoil was described as very soft to soft 
clay with some organic material, generally highly plastic with a blocky structure. The clay 
was wet at the time of the field investigation. Fill was locally present to approximately one- 
foot depth. 

The topsoil transitioned downwards to a highly plastic, soft to medium stiff, clay alluvium in 
the test pits. This material contained variable silt and was moist to wet at the time of the 
investigation. The clay extended to depths of between 1.9 and 4.0-feet below existing 
grades at the four (4) test pit locations. 

Below the highly plastic clay alluvium OGD Consulting encountered a s!!ty clay a!!uviun?. 

The silty clay was of medium plasticity and was moist at the time of the investigation. The 
clay included variable fine-sand content. 

2.3 Hydrogeologic Setting 

2.3.1 Surface Water 

A thin veneer of free water was observed on the ground surface in local locations within the 
Wetland Reserve Area, and ponded water was observed in the north-south trending ditches 
crossing the Wetland Reserve Area and along the railroad tracks at the west side of the 
AOI. All surface waters are described in detail in Section 3.0. 

As previously noted, Stewart Slough forms a northern boundary and Stewart 
Slough/Sequoia Creek forms an eastern and southern boundary to the AOI. Stewart Slough 
and Sequoia Creek are generally incised approximately 10-feet below the surrounding 
alluvial terrace, except for south of the proposed residential site, where it appears to be less 
incised. The area is outside the mapped 100-year flood plain, according to a general flood 
plain map on the City of Corvallis's web site. 

2.3.2 Ground Water 

Ground-water levels reported in water wells along Seavy Road are between 10 and 20 feet 
below ground surface. As previously stated, OGD Consulting did not observe any ground 

* Bela, J.L. 1979. Geologic hazards of eastern Benton County, Oregon: Oregon Department of 
Geology and Mineral Industries, Bulletin 98, 122 p., maps 1:24,000, 1:62,500. 
OGD Consulting, PC. 2007. Foundation Investigation, Seavey Meadows Development, Conser 
Street, Con/allis, Oregon: Report prepared for Willamette Neighborhood Housing Services, Project 
No. 71 5-07-01, 10 p., maps, figures, photographs. May 11. 
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water recharge into its four (4) test pits (excavated April 5, 2007 to a maximum depth of 8.6 

feet), a finding consistent with the water well logs. Hydrogeologic mapping shows that 
ground-water flows in a southeasterly direction toward the Willamette River in this vicinity.4 

4 Frank, F.J. 1974. Ground water in the Cowallis-Albany area, central Willamette Valley, Oregon: 
US Geological Survey, Water-Supply Paper 2032, 48 p., maps I :62,500. 
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3.0 DISCUSSION 

3.t Field Observations 

Lynn Green and Neil Woller of ENW visited the site on May 6, 2008, to observe site 
conditions. Also present at the time of the site visit were Douglas McRae of Willamette 
Neighborhood Housing Services and Jeff Reims of TEC. A photographic log is presented 
as Appendix B. 

The weather was cloudy but dry. There had only been a trace amount of rainfall during the 
previous five (5) days. There had been 1.63 inches of rainfall (-2.03 inches below normal) 
during the preceding month of ~ ~ r i 1 . j  

As previously mentioned, several anomalous topographic features were noted on the fluvial 
terrace on which the AOI is located: 

Positive Relief Features 

Two (2) linear berms extend to the east from the railroad right-of-way berm 
(Western (RR) Berm) at the west side of the AOI across the Seavey Meadows 
Wetland Reserve. These berms are labeled in Figure 2 and 3 as North and 
Central Berm. The Central and North berms are nearly parallel. The North Berm 
crests at just over 220-feet elevation, while the more southerly Central Berm 
crests at a lower elevation (probably just under 218-feet, based on the available 
topographic mapping with two-foot contours). A South Berm was observed 
paralleling Seavy Road along the southern portion of the AOI. The original 
purposes of the berms are not known. Berms [designated "Western (RR) Berm" 
in this Memorandum] were also noted along and associated with the railroad 
tracks along the western margin of the AOI. 

A highly disturbed area consisting of mounded fill, thickly vegetated with 
Himalayan blackberries, is located in the northern portion of the A01 (see Figure 

2). The maximum elevation of this fill is estimated at just over 218 feet. The 
origin of this fill was interpreted to be associated with historic ground-clearing 
activity for the adjacent residential neighborhood lo the north (based on a 1994 

aerial photograph described in Section I .I). 

Depressions 

Several ditches were observed which are believed to have been elements of 
historical agricultural-related drainage practices on the property. Two prominent 
ditches were observed trending north-south in the Wetiand Reserve area, and in 
the wetland area in the southern portion of the AOI, both roughly central within 
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these areas. The ditches are linear, and terminate within the wetland areas or at 
the North and South Berms. The ditches in the Wetland Reserve Area contained 

ponded water; ditches in the proposed Seavey Meadows Residential 
Development were dry. 

Several areas where soils had been previously prepared to receive proposed 
slab foundations in the proposed Seavey Meadows Residential Development 
were observed. These excavated areas appear to be completed around 214 feet 

elevation. 

3.2 Discussion of Depressions and Occurrence of Surface Water 

During ENW's site visit, several of the ditches in the Wetland Reserve Area were noted to 
contain ponded water, and ponded water was observed near the railroad tracks. Limited 
lateral spreading of surface water was observed at the terminuses of the two (2) central 
north-south trending drainages (at the North and South Berms). However the excavated 
foundations on the proposed Seavey Meadows Residential Development site were 
observed to have mud cracks exhibiting the shrink-swell property described in the 
geotechnical report. Near one of the excavated foundation areas were two (2) pits, possibly 

b 
former test pits or utility excavations, that were approximately two (2) feet below grade. F - 
They were also observed to be dry (neither contained ponded water). Additionally some - 

C, 

animal burrows within the Wetland Reserve area did not contain free (standing) water. r 

Similarly, as previously indicated, the test pits of OGD Consulting's geotechnical c i!!' 
investigation did not encounter ground-water seepage although completed at a maximum o a 
depth of 8.6 feet. These observations suggest that the shallow surficial soils do not readily 
release water to depressions/excavations, and that the water within the northwest-southeast 

4 
trending ditches and along the railroad tracks result from interception/collection of surface 
water run-off perched by the extremely low permeability soils. Based on these observations, 
surface water may be drained from the subject area through existing utility conduits (storm 
and sanitary sewer lines andior excavation backfilliutility bedding). 

ENW did not observe any indication of influx of surface water from areas outside the AOI. 
Higher topographic elevations are present to the west of the railroad, and areas east of NE 
Conser Road were noted to be lower elevation (other than the residential properties which 
had fill placement prior to construction). The source of the water creating the wetlands 
appeared to be seasonal precipitation with extremely low infiltration rates (downward 

percolation) and saturation of the surface and shallow soils. The extremely low infiltration of 
precipitation is attributed to the clayey character of the soils. 

The highly disrupted area between the west end of the North Berm and the fill pile(s) 
immediately to its north contained shallow ponded water. However, the ponded water at 
that location was aerially limited and thin (estimated at less than ten centimeters deep). 
This ponding seemed to be related to local excavation probably associated with the initial 
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placement of the fill pile to the immediate north, as well as surface runoff interception. This 
location also appears to be in close proximity to historical ditch alignments along the North 
Berm and northward across the Wetland Reserve areas, suggesting that the historical ditch 
backfill materials may continue to act as a conduit for surface water transport. 

Since the topographic grain of the area is very gently downward-sloping toward the east 
toward Stewart Slough, the prevalent perched water flow direction is inferred to be 
eastward; however the two central north-south trending ditches appear to intercept surface 

water and transport it to the north and south, respectively, within the AOI. Limited ponding 
of surface water was observed along the North Berm (observed in two (2) locations) and at 
the South Berm, implying partial impounding of surface water drainage. It should be noted 
that the ponding of surface water on the south side of the North Berm was present as a thin 
veneer of free water in two (2) local areas where the central north-south trending ditch and 
possibly a remnant drainage observed in historical aerial photographs draining towards the 

northeast intersected the North Berm. Similarly, ponding at the South Berm appeared to be 
associated with a historical drai~age ditch location. These observations indicate the berms 
at the north and south end of the AOI have some capacity to impound water transported 
along current or historical ditch alignments. Ponding water observed both north of the North 
Berm and south of the South Berm suggested piping or seepage through the berms, 
indicated that complete impounding of surface water flow is not occurring; therefore these 
berm features appear to be semi-transparent to surface water transport. That ponding was 
not observed at other locations along the berms supports a general eastward flow for the 
surface water sheet flow parallel to the berms andlor permeability through the berms. 

4.0 CONCLUSIONS AND RECOMMENDATIONS 

The investigation, consisting of a site visit, research of the geologic literature, and review of 
historical development of the AOI, determined that the area is a fluvial terrace, with a higher 
alluvial plain to the west of the railroad tracks and a lower terrace surface to the east of 

Stewart Slough. The AOI has been modified by historical agricultural activities, including 
cultivation, development of drainage ditches, and some modification of the original terrace 
surface resulting in a slightly rolling topography. The wetlands character of the area is 
believed due to seasonal precipitation falling on very low permeability clay sediments at the 
ground surface, and showing little influence of drainage from the higher alluvial plain to the 
west. 

All perched water within the AOI tries to percolate downward to the regional ground-water 
table, located between ten and twenty feet below ground surface; however, due to the 
extremely low permeability of the clayey surficial soils, there is some sheet flow eastward 
toward Stewart Slough. The sheet flow is intercepted by existing and possibly historical 
(filled-in) drainage ditches. Ponded waters were present at the ditch locations, with 
spreading at the ditch terminuses at the North and South Berms, in the highly disturbed area 
in the northwest portion of the AOI, and in the roadway ditch paralleling Seavy Road, all 
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attributed to result mainly from interception of surface water sheet flow, but may also have 
some contribution, to a much lesser extent, from recharge from saturated soils in the shallow 
subsurface. 

There has been some previous discussion regarding improvement of the Wetlands Reserve 
Area by removal of the eastward-trending berms. In ENW's opinion, the berms have only 
limited capacity to impede surface water transport at intersections with existing or historical 
drainage ditches; however do cause the observed local ponding areas. The berms do not 
appear to be impeding surface water flow in other areas observed. ENW recommends the 
following with regards to removal of the existing berms within the wetland reserve area in the 
northern portion of the AOt: 

Limited impediment of surface water flow was inferred based on site reconnaissance, 
leading to pooiing of surface water within the north-south trending drainages, and 
lateral spreading at the north and south terminuses at the North and South berms. 
Removal of these berms may reduce the ponding within the wetfands area. 

Existing plans for the proposed Seavey Meadows Residential Development call for 
redirection of site surface water run-off to the storm sewer system. Observations of dry, 

B, mud-cracked soil within the foundation preparation areas and no ponding of water within - 
shallow excavations present in the proposed residential development area suggest that $ 
shallow water in that locality may be drained by existing utility conduits. E 

d 
C 
0 
tG 
.w 

2 
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5.0 LIMITATIONS 

We have prepared this Technical Memorandum for the Client and its agents for use in 
assessment of the subject property only. The observations described in this report should 
not be applied to other properties not specifically identified as the subject of this 
assessment. This report should be provided in its entirety for the project for which. it was 
developed, and not for other purposes. The conclusions and interpretations presented in 
this report should not be construed as a warranty of conditions, but rather as observed 
conditions during the investigation. If conditions on-site change, modifications to this report 
would be required. 

The scope of this report is limited to observations made during on-site work; interviews with 
knowledgeable sources; public agency personnel; contractors licensed in the State of 
Oregon and review of readily available published and unpublished reports and literature. As 
a result, these conclusions are based on information and interpretations supplied by 
qualified parties, as well as our own observations. 

ENW performed this study under a limited scope of services per our agreement, in 
accordance with generally accepted professional principles and practices, and within the 

o limitations of scope, schedule, and budget. No warrantee, expressed or implied is made. 
- - The scope of our work did not include assessment of the presence or absence of hazardous 

substances in the soil or groundwater below the site. 
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trending no]-th-south 

Another foundation preparation area, also delineated as wetland area 
(T'EC), in eastern wortion of site . , I 

I Seavey Meadows Development Project No. 



NE Conser Street, view facing south towards subject site) 

utility excavation), no ponding water noted in depression during site 
reconnaissance 

Corvallis, Benton County, Oregon 
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Ata. nent 11-40 

%ding water at end of north-south trending drainage south of NE 

Son 



Pooled water in roadside ditch along Seavy Road, directly south of Creek (tributary to Steward Slough) flowing north at intersection with 

I NE Sorrel Place) 
Seavey Meadows Development 
NE Conser Street 
Corvallrs, Benton County, Oregon 
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Street 

View of north-south t~ending drainage in property north of NE Conser I Ponding water in ditch along western side of railioad t~acks, draining 
Stieet from berm bordering railroad tracks north towards Stewaid Slough 



View facing south from Steward Slough intersection with railroad 
tracks towards subject site (note rise in topography from Steward 
Slough) 
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Ponding water on south side of east-west trending berm in parcel north 
of NE Conser Street 

Ponding water on north side of east-west trending berm in parcel north 
of NE Conser Street I 

Seavey Meadows Development 
NE Conser Street 
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Spec~al~zing in natural resource inventories, envrronmental assessments and analys~s 

May 19,2008 

Douglas McRae 
Willamette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, OR 97333 

www. turnstoneenvironmenta1.corn 
P.O. Box 816, Philornath, OR 97370 541.929.7542 

MAY 2 0 200.008 

cOmmuni@ Development 
P h d n g  Division 

Subject: Technical Memorandum: Seavey Meadows Wetlands 

Dear Douglas, 

Tumstone Environmental has reviewed the condition and functions of the wetlands 
slated for impact at the Seavey Meadows site and considered carefully the concerns 
voiced from neighbors. Wetland boundaries were re-delineated, over 30 soil profiles 
were excavated, and a comprehensive flora inventory was completed in 2007. During 
the course of study, we have found the wetlands slated for impact to be considerably 
more degraded than the more pristine remainder of the site. 

Condifion of wetlands slated for impact. 
The impacted wetlands are situated within the 5 acre area that was slated for 
development in the early 1980's. Partial development of this site ensured. Twenty eight 
lots were platted in this area and excavation and fill deposition occurred on the site, 
altering the natural hydrology, soils, and vegetation. Utilities were placed within the 
impact area, causing further ground disturbance and alteration of natural conditions. This 
area of the site contains small, fragmented wetlands that are separated by upland berms 
containing fill material. The wetland boundaries follow the pattern created by partial 
construction of the existing housing projects. In addition to the dikes, fill, and 
infrastructure installments altering the site, the wetlands have been further affected by 
the introduction of exotic plant species that likely are associated with the fill deposition. 

Wetland hydrology is marginal within this area due to the lack of connectivity caused by 
the fragmentation of the wetland areas with roads and fill for construction. As part of the 
excavation that occurred during the development, much of the nutrient rich topsoil was 
removed from the wetiands. As a result, vegetative cover is depauperate as the plants 
are rooted directly into the clay layer and plant species composition is markedly different 
in the wetlands slated for impact. When we compared plant species data from the impact 
area and the remaining acreage, there is a greater percentage of non native species 
found within the impact area. 

Changes anficipated in fbe surrounding weflands from fhe mifigation plan. 
The Seavey Meadows wetlands are a remnant of the once extensive Willamette Valley 
wet prairie system and have been affected by adjacent land use activities. To facilitate 
farming, two eastlwest dikes were built across the ancient channel to block flood waters 
from the farmed fields. Later, fill was added creating a berm to the north and a dike 
placed along Seavey Ave. to the south of the site. These alterations have restricted the 
way water moves across the landscape. 
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The berms currently built through the Seavey Meadows wetland areas disrupt the 
natural conditions that once existed on the site. They have disconnected the site 
hydrologically and separated the wetlands into more isolated habitats. The berms are 
composed mostly of fill that was deposited across the wetlands creating distinct linear 
uplands intersecting the landscape. Because of the nature of the fill material used to 
construct the berms and disturbanes to hydrology, the berms currently serve as 
pathways for introduction for invasive species into the wetland areas. Vegetation 
composition on the berms is almost entirely non native or invasive. Shrubs and trees, 
with the exception of the highly invasive Himalayan blackberry, do not grow on the 
berms. Rather, aggressive non native forbs and grasses primarily make up the species 
composition. 

The mitigation plan calls for removing the fill and restoring these areas to their historic 
grade, establishing wetland hydrology. Native plant species commonly found in 
VVtllameite Valley wet prairies will be planted on the hydric soils found under the fill. 
These actions will hydrologically reconnect larger wetland separated by the berms. This 
will remove a significant pathway that is introducing non native species that currently 

CD 
P threaten the wetland. - 
.w 
I= Effects OF new development on adjacent wetlands. 

E The construction of the proposed development will directly impact 1.65 acres of the 
c Seavey Meadows. There has been some concern among the communily that the 
0 
a proposed development will negatively impact the adjacent wetlands, in particular the 

2 hydrological functions. The applicant retained Evren Northwest to conduct a hydrological 
study of the entire Seavey Meadows. The resulting hydrology report was consistent with 
our opinion that the hydrology of the adjacent wetlands would remain unaffected by the 
proposed development. The wetlands at Seavey Meadows are composed of a perched 
water table that is primarily precipitation driven as the water collects on top of poorly 
drained clay soils. The report identifies that there is limited sheet flow occurring within 
the Seavey Meadows wetlands, as there is very little elevation change throughout the 
area. The impacted wetlands are further disconnected hydrologically from the adjacent 
areas, as they are surrounded by roads and fill. If the development site surface water is 
redirected to the storm sewer system, this will have no effect on the adjacent wetlands 
since they are currently not receiving any sheet flow from these areas. 

Recsnamendafi~ns to minimize impacts on acdjacent wetJan&. 
To maintain the health of the existing wetlands at Seavey Meadows, additional 
measures should be considered. The applicant recommends the following conditions for 
this project: 

To enhance wetland hydrology functions within the adjacent wetlands, roof 
drainage from new structures along the east and west sides of the project 
G O U ! ~  be dispersed with agencies approval on the ground surface, where 
grades permit. 
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€a To protect adjacent wetlands from hurnan impact from the additional residents of 
the development, an education program is recommended. Appropriately placed 
signs could be installed to educate residents about the ecological significance of 
the area and advise of appropriate conduct. 

€3 Stewardship of the future Seavey Meadows Wetland Preserve from the City, 
concerned community and future residents should be encouraged. lnvasive 
species management programs, the construction of boardwalks to facilitate use 
of the area while preventing soil compaction and vegetation disturbance, and 
enhancement plans could all be implemented by the prospective stewards. 

If you have any questions, please call us at 541-929-7542. 

Sincerely, 

Jeff Reams 
Wetland Biologist 
Turnstone Environmental Consultants Inc. 



Corvallis Planning Division 
Staff Report to the Planning Commission 

PC Hearing: April 2, 2008 
Report to Copiers: March 19, 2008 
Staff: Kevin Young, Senior Planner 

TOPIC: Major Modification to a Conceptual and Detailed Development 
Plan and Major Subdivision Replat 

CASE: Seavey Meadows (PLD08-00001, SUB08-00001) 

REQUEST: The applicant requests approval of a Major Modification to a 
Conceptual and Detailed Development Plan and a Major 
Subdivision Replat to construct a mixture of single family detached 
homes, duplexes, triplexes, and four- and five-unit multi-family 
dwellings on the site. Forty-three (43) dwelling un~ts are proposed 
on the 3.46-acre site. The development would also include a 1,700 
square foot community building and approximately 14,000 square 
feet of landscaped play areas and common areas. Planned 
Development approval is requested to allow variation to Land 
Development Code requirements regarding alleys, landscaping, F. 
parking, setbacks, and building design. - - - 

APPLICANT: Willamette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, OR 97333 

OWNER: City of Corvallis 
P.O. Box 1083 
Corvallis, OR 97339 

LOCATION: The subject site is located on the south side of Conser Street and 
north of Seavy Avenue in northeast Corvallis. The subject site is 
also identified on Benton County Assessor's Map 11-5-24 DC, as 
Tax Lots 500 through 3700. 

LOT SIZE: 3.46 acres 

COMP PLAN 
DESIGNATION: Medium-High Density Residential 

ZONING 
DESIGNATION: Medium-High Density Residential (RS-12) with a Planned 

Development Overlay 
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PUBLIC 
COMMENT: On March 11, 2008, 217 Notices were mailed. As of March 19, 

2008, no public comments were received. A prenotification of this 
hearing was sent to all neighborhood associations, concerned 
citizens, and groups on record. 

ATTACHMENTS: A. 
€3. 
C. 
D. 
E. 
F. 
G. 

Proposed Site Plan and Tentative Subdivision Plat 
Comprehensive Plan Map 
Zoning Map 
Natural Resources Map 
Natural Hazards Map 
Existing Conditions 
Notice of Disposition for Seavy Meadows (PD 82-5, S 82- 
2) 
Notice of Disposition for Conifer Village (DC 91-1, PD 91- 
I, S 91-1) 
Addendum to Seavey Meadows Wetland Delineation, 
submitted January 28,2008 
Excerpts from September 16, and 23, 2004, Planning 
Commission Minutes regarding Legislative 
Amendments to the City's Natural Features Project 
June 20,2007, Memorandum Regarding Tandem Parking 
Staff-identified Applicable Decision Criteria 
Application, Narrative, and Graphics 

SITE & VICINITY 

The 3.46-acre site is located south and east of Conser Street and contains Jasper 
Street and Sorrel Place (Attachment A). Seavey Avenue is located immediately to the 
south. An existing fourplex that is surrounded by the development site was constructed 
consistent with the 1982 approval for Seavey Meadows. Improvements to Conser 
Street, Jasper Street, and Sorrel Place were also made at this time. Since that time, 
some of the sidewalks have buckled due to the growth of tree roots. No other 
development has taken place at the site since these improvements were made. 
Remnants of preliminary building pad excavation are still visible on recent City of 
Corvallis aerial photographs. Due to the soils and relatively high water table in this area 
of Corvallis, these portions of the site have since gradually transformed into 
"constructed" wetlands (AHachment: Dl. Other natural features found on the site 
include mature and sapling cottonwood trees, and non-locally protected jurisdictional 
wetlands. The site is essentially flat and lacks prominent topography. 

Immediately northeast of the site along Conser Street is the Conifer Village Subdivision. 
All other property within the immediate vicinity is currently undeveloped. A branch of 
the Southern Pacific Railroad runs past the site on the west side of Conser Street. 
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Additional residential development is located on the opposite side of the railroad tracks, 
(Attachment F). 

The site is designated as Residential - Medium-high Density on the Corvallis 
Comprehensive Plan Map, with Natural Resource Overlay Areas, as are other 
properties abutting the site to the south, east, and west that were also part of the 
original Seavey Meadows Planned Development (AQtachment B). The Conifer Village 
Subdivision to the northeast is designated as Residential - Low Density, while 
undeveloped property across Conser Street to the north is shown as Residential - 
Medium Density on the Comprehensive Plan Map. The area to the south of Seavy 
Avenue, to the south of the site, is not yet annexed into the City, but is designated for 
Medium Density Residential Development on the Comprehensive Plan Map. 

Consistent with its Comprehensive Plan designation, the site is zoned Medium-High 
Density Residential on the Corvallis Land Development Code Zoning Map, and is also 
subject to Planned Development and Natural Resource Overlays (PD(RS-12)) 
(Attachment C). Undeveloped properties south, east, and west of the site that are also 
associated with the original Seavey Meadows Planned Development share this 
designation. The Conifer Village Subdivision to the northeast is zoned PD(RS-6), while 
the undeveloped properties to the north, across Conser Street, are zoned PD(RS-9) 
with Natural Resource Overlay areas. The area to the south of Seavy Avenue, to the 
south of the site, is not yet annexed into the City and therefore has no City zoning 3 - - - 
designation. .ca 

6: 

E 
C 

PREVIOUS REVIEWS AND APPROVALS o m 
CI 

1982 - On May 18, 1982, the subject site was annexed into the City Limits along with 
3 

roughly 37 additional acres that were zoned either RS-9 or RS-12 with a Planned 
Development Overlay. Subsequent to being annexed, the original developer proposed a 
Conceptual and Detailed Development Plan and Tentative Subdivision Plat that would 
have resulted in the construction of 296 dwelling units (PD-82-5). The Corvallis Planning 
Commission approved this request, with conditions, on October 6, 1982 (Attachment G). 

Phase I of the Seavy Meadows development was initiated, which included construction of 
the existing portions of Jasper Street and Sorrel Place, as well as other infrastructure within 
the Phase I area, and the existing fourplex building on the site. However, construction of 
the remainder of the development faltered. When the developer defaulted on infrastructure 
debt service (Bancroft Bond) the City took possession of the Seavy Meadows site, with the 
exception of the existing fourplex at the southeast corner of Jasper Street and Conser 
Street. 

1991 - On March 6, 1991, the Corvallis Planning Commission approved a Detailed 
Development Plan and a Tentative Subdivision Plat for Conifer Village, Phases 4, 5, and 
6 (DC-91-1, PD-91-1, and S-91-1) (Attachment H). This approval affected approximately 
10 acres of the Seavey Meadows Detailed Development Plan by rezoning the property 
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from PD(RS-12) to PD(RS-6) and approving a tentative subdivision plat intended f ~ r  
development with detached single family homes. The City sold that portion of the Seavy 
Meadows development to the developer of Conifer Village. A portion of Conifer Village, 
Phase 5, was developed in this location and currently contains 38 single family houses. 

APPLICANT'S PROPOSAL 

The applicant's proposal includes two land use requests: I )  a Major Modification to a 
Conceptual and Detailed Development Plan and, 2) a Major Subdivision Replat. 

The Conceptual and Detailed Development Plan approved for Seavy Meadows in 1982 
was for a uniform development of attached fourplexes with shared private driveways. The 
proposed Major Modification would alter that plan to provide a mixture of single-family 
detached homes, duplex and triplex townhomes, and four- and five-unit multi-family 
dwellings on the site. Access to the dwellings would rely on the existing public streets - 
Conser Street, Jasper Street, and Sorrel Place - but would also involve the construction 
of two new private alleys. Improvements are proposed to portions of Conser Street, Jasper 
Street, and Sorrel Flace to bring those facilities into eumpliance with current Cowallis Land 
Development Code street standards. The proposed private alleys would be located 

9' - adjacent to parking areas serving the subject development, including 20 parking spaces - - along the alley serving the western side of the development site and 24 parking spaces 
.l.r 
c along the alley sewing the eastern side of the development site. 
Q, 

E 
.s 
0 

The development is proposed in two phases. Phase I would include construction of seven 
m 
-w single family homes for sale to low income families at 80 percent of median family income 
3 (MFI) or less. Phase II would include construction of 23 multi-family units, 9 attached 

townhouse units, and 4. duplex units for low income families making 60 percent of MFI or 
less. Due to funding variables, the applicant reserves the right to develop Phase 2 first. 
The applicant states that they will provide required public facilities necessary to serve 
project phases, as needed. 

The applicant has provided alternative site plans for portions of Phase II. Sheet G2 of the 
applicant's graphics (Attachment M) shows alternative layouts for Buildings 10 and 1 1 and 
for Buildings 1, 2, and 3. As depicted on Sheet GI ,  Buildings 10 and I 1  are "quad" units, 
which are four, single-level dwelling units that share common central space. These units 
are a type of development designed specifically for senior citizens to allow some level of 
autonomy in a group-living type environment. If the applicant is successful in obtaining 
special funding for this type of use, they will build the quad units. If the applicant is 
unsuccessful in obtaining funding, then the fourplexes shown on Sheet G2 would be 
constructed. The alternative design for Buildings 1,2, and 3 is meant to demonstrate how 
those units could be configured to comply with POD Standards, with main entrances to the 
units facing the public street, and direct pedestrian connections from the front doors of 
each unit to the sidewalk along the public street (Conser Drive). The applicant prefers to 
construct the three triplexes as depicted on Sheet GI ,  with main entrances facing the 
private alley and with the front door of each unit within 200 feet of the public sidewalk along 
Conser Street. The applicant argues that this allows the development to face inward, 
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towards the community building, and allows for the creation of more clearly demarcated 
private open space in the yards between the units and Conser Drive. 

The project will include a mix of incomes with 40 percent of the units at or below 60 percent 
of MFI. Project amenities will include a 1,700 square foot community building and roughly 
14,000 square feet of formally landscaped play areas and common areas. Parking is 
proposed through the use of both outdoor unassigned common spaces and private 
attached garages and driveways. Most of the required parking would be provided on the 
respective properties to be served, but the applicant requests to vary from parking 
standards to allow 12 of the required parking spaces to be provided on the public streets 
serving the development. 

The 3.46-acre development site is surrounded by 27 acres of locally protected wetlands, 
which provide a long term natural landscape amenity. The City of Corvallis retains 
ownership of these areas and has indicated an intent to preserve the wetlands from future 
development. A variety of community amenities is available to the site including: two of the 
City's largest employers (Hewlett Packard and Good Samaritan Hospital); a community 
shopping center,including a grocery store, within three-quarters sf a mile of the site; public 
transportation adjacent to the site; a middle school within a half mile; and a City park within 
a half mile. 

9 - 
The applicant has requested to vary from a number of Land Development Code - - 
requirements through the Planned Development process, and has proposed a number of t d  

r 
compensating benefits for those variations, as shown in the following table: a, 

E 
G : 

LDC Section 4.2.30tak Table 4.2-2 - The easterly 
private alley that provides access to the off-street 
parking spaces for Buildings 8, 9, 10 and I I does 
not include the requisite number of parking lot 
trees at either ratio listed in Table 4.2-2. -1. 

LDC Sections 4.1.20.i.l(a)- Each unit of the 
three triplexes accessed from the westerly private 
alley in Phase 2 generates a minimum vehicular 
parking demand of 2.5 spaces, for a total of 23 
spaces. Due to the project's proximity to a transit 
route, the applicant requests a 10% reduction, 
resulting in 21 required parking spaces. Eighteen 
of these required parking spaces will be provided 
in either a single-car garage or a private driveway 
associated with each unit. However, three of the 
required spaces are proposed to be 
accommodated along the public right-of-way for 
Sorrel Place. 

Rather than installing medium canopy trees in 
planters between parking spaces, the applicant 
proposes to plant large canopy trees behind the 
pedestrian walkway, as shown on Attachment '1'. 

The applicant notes that Sorrel Place is a dead- 
end street that does not extend beyond the 
boundaries of the site. No other properties 
abutting the street are currently developed or 
likely to be developed in the future. Therefore, 
relocating these required parking space to the 
public right-of-way will not cause compatibility 
conflicts or traffic circulation issues. Regardless, 
the applicant will install "No Parking" signs along 
the south side of Sorrel Place to ensure that 20 
feet of the 28-foot wide paved surface remains 

1 available for vehicular circulation. 
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vehicular parking demand of 9 spaces. The 
applicant requests that the local street, Sorrel 
Place, be allowed to accommodate these spaces 
rather than providing them on the development 

to the community building as well. 
ibrary, or a fraternal organization). The applicant 

designed the structure to be compatible with 
proposed residential structures and to 

from zero to 45 degrees, the face of the garage 
must comply with the applicable setback 

must be traveled to reach a public street. 
Additionally, it won't always be necessary for 
vehicles to travel the entire length of the alley to 
reach a street. By designing the alley with a 
pavement width of 24 feet and providing parking 
spaces along its length, motorists would be able 
to turn their vehicles around and return to the 
same street from which they'd originally accessed 
the alley. The maximum distance traveled in such 
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LDC Section 4.120.i.l(b) - Required vehicular The private alley will be constructed in a separate 
parking spaces are to be provided on the tract, which will be owned by the applicant along 
development site of the primary structure. The with each of the duplex buildings, so even though 
parking spaces required for each of the duplex the parking spaces will not be on the same lot as 
units are proposed to be situated along the the primary dwelling, they will be controlled by the 
easterly private alley, some of which also fall same owner. Additionally, a public access and 
within the boundaries of Lots 8 and 9. maintenance easement will be recorded over the 

The Major Subdivision Replat proposes to create 12 residential lots on the site, along with 
three tracts. The residential lots vary in size from 2,747 to 39,141 square feet. The 
proposed tracts would serve a variety of purposes. Tract A, which would be approximately 
1 1,920 square feet in size, would contain the westerly alley within the development, but 
would not contain adjacent parking areas or sidewalks. Tract B, which would be 
approximately 10,072 square feet in size, would contain the easterly alley, as well as the 
sidewalk and planting strip to the north and west of the alley, but would not contain the 
adjacent parking areas. Tract C, which is approximately 3,621 square feet in size, contains 
a portion of the area necessary for fire apparatus to turn around at the east end of Sorrel V - - 
Place, but also would contain a shared basketball sport court (Attachment A). - 

STAFF REPORT FORMAT, ANALYSES, AND REQUIRED ACTION 

The Land Development Code specifies that Planned Developments are reviewed by the 3 
Planning Commission following a public hearing. The Code specifies that a subdivision 
is administratively reviewed with the Community Development Director making a decision 
following notice to affected parties. No public hearing is required. However, because 
variations to the subdivision standards are requested, and to facilitate a comprehensive 
review, one public hearing before the Planning Commission is being held to consider both 
requests. Section 2.0.50.16 of the Land Development Code states the following: 

When more than one application has been filed at one time for a specific property or 
development, the review of those applications shall be coordinated as follows: 

a. If any of those applications would ordinarily be heard by the Planning Commission, 
all of the applications shall be heard by the Planning Commission at the same 
meeting, except as outlined in "b," below. For example, applications for Zone 
Changes are ordinarily heard by the Land Development Hearings Board. When a Zone 
Change is sought simultaneously with a Conditional Development; however, the two 
applications shall be considered together by the Planning Commission and no action 
by the Land Development Hearings Board shall be required. 

B. Appiications ordinarily heard by the Historic Resources Commission shall not be filed 
together (combined) with another application(s) requiring a public hearing that is 
ordinarily heard by some other hearing authority. Historic Preservation Permit 
applications and Historic Preservation Overlay-related Zone Change applications that 
are ordinarily decided by the Director, or the Director's designee, shall be filed 
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together (combined) with applications ordinarily heard by the Historic Resources 
Commission. In these cases, the combination of historic applications shall be 
reviewed by the Historic Resources Commission and no prior action by the Director 
shall be required. 

The Public Hearing before the Planning Commission is consistent with this requirement. 

The report is divided into two parts. Part I of this report reviews the criteria for a Major 
Modification to a Conceptual and Detailed Development Plan and Part II reviews the 
criteria for a Major Subdivision Replat. A comprehensive summary of conclusions and a 
staff recommendation follow at the end of the report. 
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PART l 

CONCEPTUAL AND DETAILED DEVELOPMENT PLAN 

REVIEW CRITERIA 

Section 2.5.40.04 - Review Criteria 

2.5.40.04 - Review Criteria 
Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other applicable policies and standards adopted by the City 
Council. The application shall demonstrate compatibility in the areas in "a", below, as 
appIicabIe, and shall meet the Natural Resource and Natural Hazard criteria in "b", below. 

8. Compatibility Factors - 
1. Compensating benefits for the variations being requested 

2. Basic site design (the organization of Uses on a site and the Uses' 
relationships to neighboring properties); 

3. Visual elements (scale, structural design and form, materials, etc.); 

4. Noise attenuation; 

5. Odors and emissions; 

6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Transportation facilities; 

10. Traffic and off-site parking impacts; 

I 1. Utility infrastructure; 

12. Effects on air and water quality (note: a DEQ permit is not sufficient to meet 
this criterion); 

'l3. Design equal to or in excess ~f the types of improvements required by the 
standards in Chapter 4.10 - Pedestrian Oriented Design Standards; and 

14. Preservation andlor protection of Significant Natural Features, consistentwith 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area, Chapter 4.12 - Significant Vegetation Protection 
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 

Seavey Meadows (PLD08-00001, SUB08-00001) Page9of 113 



Streets shall also be designed along contours, and .structures shall be 
designed to f it the topography of the site to ensure compliance with these 
Code standards, 

b. Natural Resources and Natural Hazards Factors - 
1. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 

and Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions shall 
provide protections equal to or better than the specific standard requested for 
variation, and 

2. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions shall 
involve an alternative located on the same development site where the specific 
standard applies. 

For purposes of reviewing the applicant's proposal based on the criteria listed above, the 
applicable criteria have been grouped into the following five categories: 

0 
v" - - A. Land Use and Purposes 
- - 
+d 

C 
~f B. Natural Resources 
E 
2 
0 
m 

C. Compatibility 

$ D. Circulation 

E. Public Services & Utilities 

Within these categories, analysis of the merits of the proposal based on applicable 
Comprehensive Plan and LDC policies will be presented. Conclusions and 
recommendations will be given for the Planning Commission's consideration following the 
analysis of each component of the proposal. 

A. LAND USE AND PURPOSES 

Applicable Land Development Code Requirements 

Section 2.5.28 - PURPOSES 

Planned Development review procedures are established in this Chapter for the following 
purposes: 
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a. Promote flexibility in design and permit diversification in location of structures; 

b. Promote efficient use of land and energy, and facilitate a more economical 
arrangement of buildings, circulation systems, land uses, and utilities; 

c. Preserve, to the greatest extent possible, existing Significant Natural Features and 
landscape features and amenities, and use such features in a harmonious fashion; 

d. Provide for more usable and suitably located pedestrian andlor recreational facilities 
and other public andlor common facilities than would otherwise be provided under 
conventional land development procedures; 

e. Combine and coordinate architectural styles, building forms, and building 
relationships within the Planned Development; 

f. Provide the applicant with reasonable assurance of ultimate approval before 
expenditure of complete design monies, while providing the City with assurances that 
the project will retain the character envisioned at the time of approval; 

g- Provide greater compatibility with surrounding land uses than would otherwise be 
provided under conventionai land deveiopment procedures; and 

h. Provide benefits within the development site that compensate for the variations from T 

development standards such that the intent of the development standards is still met. '7 - - - 
The proposed Seavey Meadows development is consistent with a number of the listed 
purposes for a Planned Development. The Planned Development process will allow 
additional flexibility in the design and location of the proposed structures and parking 
areas, consistent with LDC 2.5.20.a. By facilitating compact development on a site 
surrounded by protected wetlands, the Planned Development process will also promote 
the efficient use of land, consistent with LDC 2.5.20.b. By allowing variations from Land 
Development Code standards to allow more compact development, the proposed Planned 
Development will eliminate the need to encroach into protected wetland areas, consistent 
with LDC 2.5.20.c. Compensating benefits are proposed to compensate for the requested 
variations to development standards, consistent with the provisions of LDC 2.5.20.h. In 
conclusion, the proposed development is consistent with the purposes for a Planned 
Development. 

The proposed use type for the Seavey Meadows development is single-family residential, 
which will be accommodated with a variety of building types, including single detached, 
duplex, triplex, and multi-dwelling. The use type and building types are permitted outright 
in the RS-12, Medium-High Density Residential, zone, per LDC 3.6.20.01 .a. The proposed 
use and building type are consistent with Land Development Code requirements. 

The proposed land use and purposes of the proposed development are consistent with 
applicable decision criteria. 
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B. NATURAL RESOURCES 

Wetlands 

A~~ l i cab le  Comprehensive Plan Policies 

The following discussion addresses compliance with Comprehensive Plan Policies that 
relate to Natural Features on the subject site. 

4.2.1 Significant natural features within the Urban Growth Boundary shall be identified and 
inventoried by the City through the development process. These shall include: 

A. Seasonal and perennial streams and other natural drainageways, wetlands, 
and flood plains; 

F3. Lands abutting the Wiilamette and Marys Rivers; 

C. Land with significant native vegetation as defined in the Oregon Natural 
Heritage Plan (1998), which may include certain woodlands, grasslands, 
wetlands, riparian vegetation, and plant species; 

D. Ecologically and scientifically significant natural areas; 

E. Significant hillsides; 

F. Outstanding scenic views and site; and 

6. Lands that provide community identity and act as gateways and buffers. 

4.2.2 Natural features and areas determined to be significant shaH be preserved, or have 
their losses mitigated, andlor reclaimed. The City may use conditions placed upon 
development of such lands, private nonprofit efforts, and City, State, and Federal 
government programs to achieve this objective. 

Adoption and implementation of the natural features provisions in the 2006 Land 
Development Code, which are based on an inventory of natural features within the Urban 
Growth Boundary, and which put in place a land use system to preserve significant natural 
features, ensures consistency with Policies 4.2.1 and 4.2.2 above. 

4.10.6 In order to reduce peak runoff from impervious areas and maintain pre-development 
flow regimes, the City shall work to adopt standards such as the following: 

I. Minimize the proportion of each development site allocated to surface parking 
and circulation. 

2. Minimize the average dimensions of parking stalls. 

4. Use pervious materials and alternative designs where applicable, such as 
infiltration systems. 
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4. Modify setback requirements to reduce the length of driveways. 

5. Promote the use of shared driveways to reduce impervious surface in 
residential development. 

6. Promote disconnection of roof down spouts to reduce runoff going into a 
piped collection system or the street and encourage storage for reuse. 

7. Retain a larger percentage of vegetated area within all types of development 
to increase rainfall interception. 

8. Pursue the use of retention and infiltration facilities where the soils are 
suitable to control runoff volume, peak flow and promote dry season base 
flows in streams. 

9. Develop sub-surface storage as well as surface detention facilities. 

10. Evaluate additional restrictions on cuts in hillsides, especially in areas with 
near-surface groundwater. 

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Corvallis' F M 
impervious surfaces. - - - 

++ 

The proposed development is consistent with Comprehensive Plan Policies 4.10.6 and (IP c 
7.5.5.  he applicant has requested to reduce the amount of impervious surface area on E 

r 
the site that would normally be required for on-site parking. Instead, the applicant requests CTO 

a 
that a portion of the development's required parking be accommodated on the existing +a 

public streets within the development. z 
4.11.1 Consistent with State and Federal policy, the City adopts the goal of no net loss of 

significant wetlands in terms of both acreage and function. The City shall comply with 
at least the minimum protection requirements of applicable State and Federal wetland 
laws as interpreted by the State and Federal agencies charged with enforcing these 
laws. 

4.11.4 Wetlands within the Urban Growth Boundary shall be identified and inventoried by the 
City or through the development process. 

4.11.5 Local wetland inventories, initiated by the City, completed consistently with State 
guidelines, and approved by the State shall also represent City-approved inventories 
that meet Statewide Planning Goal 5 inventory requirements. 

4.11.14 To resolve wetland issues as early as possible in the development application 
process on land with hydric soils, land with wetland vegetation, andlor land 
identified on a State or national wetland inventory, the City shall require a 
developer to submit, at the time of application, a wetland determination or 
delineation from a qualified consultant. This professional analysis shall be 
submitted concurrently to the City and to the Division of State Lands. The City 
shall request comment from the Division of State Lands on land development 
applications requiring a public hearing. 
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The proposed development is consistent with Comprehensive Plan Policies 4.11.1,4.11.4, 
4.1 1.5, and 4.1 1.14. Policy 4.1 I .I states that the City's goal is no net loss of wetlands. 
The non-locally protected wetlands that would be impacted by the proposed development 
would be mitigated for, as required by the Oregon Department of State Lands (DSL) and 
US Army Corps of Engineers (COE). As proposed and conditioned, the project will comply 
with applicable State and Federal wetland laws. The wetlands on the development site 
and in the adjacent area are identified on the City's natural features inventory. Additionally, 
the applicant has commissioned a wetland delineation for the wetlands on the development 
site, which is under review by the DSL and COE (Attachment I). The City's wetland 
protection program was reviewed by the Oregon Department of Land Conservation and 
Development (DLCD) and was approved as part of the City's Goal 5 compliance program, 
consistent with Policy 4.1 1.5. The proposed development is consistent with applicable 
Comprehensive Plan Policies related to wetlands. 

Applicable Land Development Code Requirements 

4.13.40 - PROCEDURES 

Application - When development is proposed on a property containing or abutting a 
Significant Riparian Corridor or Wetland area, an application shall be submitted that 
accurately indicates the locations of these Natural Resources and the location of any 
proposed development. The application shall contain a description of the extent to which any 
Floodplain, Watercourse, or Wetland is proposed to be altered or affected as a result of 
proposed development and shall include the information in "a," and "b," below. 

b. For properties containing Wetlands, as indicated on the Corvallis Local Wetland 
lnventory Map - The submittal materials listed below are required. Additionally, all 
applications will be reviewed to determine that all necessary permits have been 
obtained or will be obtained from those federal, state, or locaf governmental agencies 
that require prior approval. 

1. Site Plan - A site plan that graphically depicts: 

a) All Wetland boundaries, as indicated on the Corvallis Local Wetland 
lnventory Map; 

b) A 25-ft. setbacwbuffer around the upland edge of locally and non- 
locally protected Wetlands, as mapped on the City's Local Wetland 
Inventory Map1. Proximate Wetlands shall not be included when 

1 

Local Wetland Inventories are considered to provide a level of accuracy of within 25 ft. for identification of the 
Wetland-upland interface. Consequently, the 25-ft setbacwbuffer identified in Section 4.1 3.40.b.l .b is intended 
to ensure that significant Weiiands are protecied consistent with the requirements of OAR 660, Division 23 prior 
to the receipt of a Department of State Lands (DSL) approved Wetland Delineation. For development review 
purposes, a property owner may propose development within this setbacwbuffer, and approval rnay be granted, 
contingent upon receipt by the City of an approved Wetland Delineation indicating that the proposed 
development is outside of lands determined to be Wetlands by the Department of State Lands. In such cases, 
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determining this 25-fa. setbacwbuffer location; and 

C) A Wetland Delineation of the boundaries of the Wetland area, with an 
accompanying site map, that has been accepted and approved by the 
Department of State Lands (DSL) may be substituted for the 
information in "b," above; 

4.13.80.02 - Procedures for Non-locally Protected Wetlands 

Department of State Lands and US Armv Corps of Enaineers Notification Required - In 
addition to the restrictions and requirements of this Section, all proposed development 
activities within any Wetland are also subject to Oregon Department of State Lands (DSL) and 
US Army Corps of Engineers standards and approval. Where there is a difference, the more 
restrictive regulation shall apply. In accordance with ORS 227.350, as amended, the applicant 
shall be responsible for notifLing DSL and the Corps of Engineers whenever any portion of 
any Wetland is proposed for deveiopment. 

No application for deveiopment will be accepted as complete until documentation of such 
notification is provided, and no site development permits, suck as Grading and Excavation 
Permits, Public Improvements by Private Contract Permits (PIPC), and Building Permits,shall 
be issued until the City has received verification of DSL and Corps of Engineers approval for 
development on the subject site. Non-locally Protected Wetlands are shown on the City's m 

r 
Local Wetlands Inventory Map. - - - 

dm, 

This section reviews the criteria for natural resources present on the subject site. The E 8 
E development site contains Locally Significant Wetlands that are not locally protected, per 

the City's Natural Resource Map (Attachment D). To the south of the development site o m 
are Locally Protected and Locally Significant Wetlands, and to the north, on the opposite C, 

side of Conser Street, is a high protection riparian corridor. The area on the north side of 3 
Conser Street is within a high protection riparian corridor because it contains proximate 
wetlands to the tributary to Sequoia Creek that flows under Conser Street to the north of 
the development site. 

when the City's Natural Features regulations were being developed, as part of the Phase 
Ill Land Development Code Update project, decision-makers specifically considered a 
number of sites where natural features protections might conflict with economic, social, or 
energy goals of the community. One of the sites specifically discussed was the Seavey 
Meadows site. The City owns approximately 30 acres in this area, which include the 
subject development site, as well as approximately 25 acres of undeveloped land that 
contains Locally Significant Wetlands on all four sides of the development site. In 2004, 
when the City's natural features protections were being considered for adoption, the City 
had already obtained a fill permit from the Department of State Lands (DSL) to fill 1.67 
acres of wetland within the approximately 5-acre site that is currently the subject of this 
application (this figure includes right-of-way area). The City's intent was to develop 
affordable housing on the 5-acre area and to preserve the remaining wetland areas. The 

no development permits shall be issued prior to receipt of said Wetland Delineation. 
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decision-makers determined that this was an appropriate balancing of affordable housing 
goals and resource-protection goals and decided to designate the 5-acre development site 
is Locally Significant, but not Locally Protected, Wetlands. Conversely, the decision- 
makers designated the remaining City-owned wetlands in the area as Locally Significant 
and Locally Protected (Attachment J). 

In order to renew fill permits that were issued for the site, the applicant has recently 
completed an addendum to the original Seavy Meadows wetland delineation (Attachment 
I). This delineation is currently under review by the Oregon Department of State Lands 
(DSL) and the US Army Corps of Engineers (COE). The delineation found additional 
wetland areas in the northeast corner of the 5-acre portion of the site that had been slated 
for development. Consequently, the applicant has designed a development project that 
will avoid impacts to this new wetland area in the northeast corner of the site, which 
explains why the street frontage for the area of Buildings 10 and 11 has been truncated. 

The applicant has provided a wetland delineation for the site, but has not yet obtained a 
letter of concurrence from DSL regarding the delineation, per LDC 4.1 3.40.b.l .c. The 
delineation of wetlands on the site differs from the City's wetland inventory data for the site. 

LD Prior to development on the site, the applicant will need to obtain a letter of concurrence 
v- - - from the Department of State Lands regarding the submitted wetland delineation - 
.#.a 

(Condition 2). Regardless of their exact location, the wetlands on the site are not locally 
E protected. Because the development area contains wetlands that are not locally protected, 
i!! development is allowed, contingent upon satisfaction of State and Federal requirements 
C 
o regarding wetland impact. For this reason, a condition of approval is necessary to ensure 
m that DSL and COE approvals are in place prior to development on the site (Condition 2). 

Locally Significant and Locally Protected Wetlands on adjacent properties will not be 
affected by this development. As conditioned, applicable LDC criteria related to wetlands 
are satisfied. 

Sianificant Trees 

Applicable Land Development Code Requirements 

Section 4.2.20 - GENERAL PROVISIONS 

c. Protection of Shrub, Ground Cover and Tree Specimens in inventoried Areas of the 
Adopted Natural Features lnventory Map dated December 20, 2004 - 
1. For shrub, groundcover, and tree specimens within the areas inventoried as 

part of the Natural Features Inventory, preservation requirements shall be in 
accordance with the provisions of Chapter 4.5 - Natural Hazard and Hillside 
Development Provisions, Chapter 4.1 - Minimum Assured Development Area 
(MADA), Chapter 4.12 - Sigpiifi~ant Vegetation Pro te~ t lo~  Pro~isioi~s, afld 
Chapter413 - Riparian Corridor and Wetland Provisions. See Adopted Natural 
Features Inventory Map dated December 20,2004, for information regarding 
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areas inventoried as part of the Natural Features Inventory. 

2. Plants to be preserved and methods of protection shall be indicated on the 
detailed planting plan submitted for approval. Existing trees and shrubs shall 
be considered preserved if the standards in Section 4.12.60.f are met. 

d. Protection of Significant Tree and Significant Shrub Specimens Outside of Inventoried 
Areas of the Adopted Natural Features lnventory Map dated December 20,2004 - 
1. Significant Tree and Significant Shrub specimens outside of the areas 

inventoried as part of the Natural Features Inventory should be preserved to 
the greatest extent practicable and integrated into the design of a 
development. See Adopted Natural Features lnventory Map dated December 
20, 2004, for information regarding areas inventoried as part of the Natural 
Features Inventory. See also the definitions for Significant Shrub and 
Significant Tree in Chapter 1.6 - Definitions. 

As shown on Attachment M (Sheet 1-3), the development site contains many trees that 
are greater than 8 inches in diameter, as measured four feet from the ground. These trees 
would typically be considered significant, per Land Development Code Section 4.2.20.d. 
However, per LDC Section 4 .2 .20 .~~ if a site has been inventoried for natural features, and 
no significant vegetation areas have been identified on the site, then vegetation on the site P- 

Y- 
is not protected by the provisions of LDC 4.2.20.d. Consequently, the applicant is not - - - required to preserve any of the existing trees on the site. .cs 

r 

The applicant has included an inventory of the existing trees on the site, which shows that, !! 
.c 

with the exception of a single Spruce tree located to the west of the existing fourplex, all o m 
the trees on the site are volunteer Black Cottonwood trees, which are a short-lived species -w 

prone to abnormal growth patterns and decay. For this reason, and to accommodate the 2 
proposed development, the applicant proposes to remove all the Black Cottonwood trees 
from the site, but will preserve the existing Spruce tree. The applicant notes that the 
proposed landscaping plan will result in the planting of a variety of tree species in greater 
numbers than currently exist on the site. The proposed tree removal is c~nsistent with 
Land Development Code requirements. 

Slope and Floodplain Hazards 

As noted, the development site is flat and contains no slope hazard areas (Attachment E). 
The development site is also outside the 100-year floodplain. Therefore, the natural 
hazard and hillside development provisions of LDC Chapter 4.5 do not apply to this 
development. 
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Conclusions 

As conditioned, the proposed development will minimize impacts to significant natural 
features on the site, consistent with Land Development Code requirements and with 
applicable Comprehensive Plan Policies. In fact, with the adoption of the Natural Features 
provisions in the Land Development Code (implemented on December 31, 2006), the 
natural features Comprehensive Plan Policies have been fully implemented. 

C. COMPATIBILITY 

Following is a complete listing of applicable Land Development Code requirements related 
to compatibility. Following each cited LDC section is a brief discussion of compliance with 
the subject standard. 

Applicable Land Development Code Requirements: 

The subject site is zoned Medium-High Density Residential with a Planned Development 
0 I - Overlay (PD(RS-12)). The applicant has proposed to construct a variety of building types 
I - - - within the development, including detached single family, duplex, triplex, and multi-family 
d - - dwellings. These building types are permitted outright in the RS-12 Zoning District. 
2 - 
.m - - 
3 The following table provides both the RS-12 Zone's development standards and a 
2 I determination regarding the proposal's compliance with those standards. 
i 

Section 3.6.30 - RS-12 DEVELOPMENT STANDARDS 

a. Minimum Density 

b. Maximum Density 

c. Minimum Lot Area 

d. Minimum Lot Width 

Table 3.6-1 
Standard 

12 units per acre. Applies to the 
creation of Land Divisions. 

20 units per acre. Applies to the 
creation of Land Divisions. 

2,200 sq. ft. per dwelling unit 

25 ft. 
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1 For Detached Zero Lot Line dwelling units, prior to Building Permit approval, the applicant shall 
submit a recorded easement between the subject property and abutting lot next to the yard having 
the zero setback. This easement shall be sufficient to guarantee rights for maintenance purposes 
of structures and yard, but in no case shall it be less than five ft. in width. 

10 ft. minimum; 25 ft. maximum 
1. Front yard Also, unenclosed porches may 
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Interior attached 
townhouses exempt 
from interior side yard 
setbacks.) 

a> Single 
Detached 

b) Single Attached 
and Zero Lot 
Line Detached 

C) Duplex and 
Multi-Dwelling 

d) Abutting a more 
restrictive zone 

3. Corner Lot 

See also "k," and "I," 
below. 

listed below apply for side yards not 
being used as the usable yard 
described above. 

5 ft. minimum each side yard 

0 ft. one side; 8 ft. minimum on 
opposite side2 

10 ft. minimum each side 

10 ft. minimum 

10 ft. minimum on side abutting the 
street. Vision clearance areas in 
accordance with Section 4.1.40.c of 
Chapter 4.1 - Parking, Loading, and 
Access Requirements. 

has requested to vary from the 
max. front yard setback for 
Buildings 17 and 18. It appears 
that a variation to the standard 
would also be necessary for 
Buildings 10 and 1 I. This is 
discussed in the section of this 
staff report related to variations 
to standards. 

All proposed buildings on lots 
comply with side and rear yard 
setbacks and with usable yard 
requirements. 

All buildings on corner lots 
comply with the corner lot 
setback requirements. 



Complies. All new garages 
GaragelCarport comply with the 19 foot setback 

requirement from the edge of 
streets. Garages backing into 
the western alley also comply 
with this standard, although it is 

the east side of the existing 
fourplex do not meet the 19 foot 
standard, but the alley garage 

See also "k," and "I," 

The minimum setback for lands 
adjacent to Actively Farmed 0s-AG 
Land is I00 ft. Any intervening 
right-of-way may be included in the 
100-ft. setback measurement. 

Structures that existed on 
December 31, 2006, and that would 
fall within the 100-ft setback from 
Actively Farmed 0s-AG Land shalt 
not be considered as non- 
conforming structures and no 
additional buffering is required to 
maintain the existing development. 

attached townhouses 
from this provision. 
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later in this staff 

en located outside a setback 

cally protected wetlands. See 
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ion of this staff report. 
ings from that discussion are 

corpsrated by reference as 
under the above 

Section 3.6.40 - MULTIPLE BUILDINGS ON ONE LOT OR SITE 

To provide privacy, light, air, and access to the dwellings within the development, the following 
minimum standards shall apply to multiple residential buildings on a single lot or site in the RS-12 
Zone: 

a. Buildings with opposing windowed walls'shall be separated by 20 ft. 
'4 
Y - b. Buildings with windowed walls facing buildings with blank walls shall be separated by 15 
m. - ft. However, no blank walls are allowed to face streets, sidewalks, or multi-use paths. See 
J 
.# - Chapter 4.10 - Pedestrian Oriented Design Standards. - 

!! .. -. - c. Buildings with opposing blank walls shall be separated by 10 ft. As stated in "b," above, 
> no blank walls are allowed to face streets, sidewalks, or multi-use paths. See Chapter 4.10 
3 - Pedestrian Oriented Design Standards. 
Z 

d. Building separation shall also apply to building projections such as balconies, bay 
windows, and room projections. 

e. Buildings with courtyards shall maintain separation of opposing walls as listed in "a," 
through "c," above. 

f. Where buildings exceed a length of 60 A. or exceed a height of 30 ft., the minimum wall 
separation shall be increased. The rate of increased wall separation shall be one ft. for 
each 15 ft. of building length over 60 ft., and two ft. for each 10 ft. of building height over 
30 ft. 

9. Driveways, parking lots, and common or public sidewalks or multi-use paths shall 
maintain the following separation from dwelling units built within eight ft. of ground level. 

1. Driveways and parking lots shall be separated from windowed walls by at least 
eight ft.; sidewalks and multi-use paths shall be separated by at least five ft. 

2. Driveways and parking lots shall be separated from living room windows by at 
least 50 ft.; sidewalks and multi-use paths shall be separated by at least seven ft. 

3. Driveways and uncovered parking spaces shall be separated from doorways by at 
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least five ft. 

The above standard pertains to situations where there are multiple residential buildings 
on a single lot in the RS-12 Zone. Therefore, the standards do not apply to the single 
family detached and duplex portions of the site. These standards do pertain to the 
remaining areas of the site, including Buildings I ,  2, 3, 4, 5, 6, 10, and I I. These 
residential buildings maintain the required minimum 20-foot separation for windowed 
walls. Additionally, where the buildings exceed 60 feet in length (triplexes are 
approximately 77 feet long, five-plexes are approximately 80 feet long, and quads or 
fourplexes are approximately 90 feet long) the additional separation requirements are 
maintained. 

The proposed private alleys and parking areas are separated from windowed walls of 
each dwelling unit by at least eight feet, from living room windows by at least 10 feet, 
and from doorways by at least five feet. Each of the internal and public sidewalks is 
separated from windowed walls by at least five feet and from living room windows by at 
least seven feet. Staff note that actual building designs may change and recommend a 
condition of approval to ensure that the subject standards are addressed through the 
building permit process (Condition 3). The subject standards are also met for the 

m 
eQ - 

existing fourplex on the site. As conditioned, these standards are met. - - 
w 
e 

Section 3.6.50 - GREEN AREA, OUTDOOR SPACE, LANDSCAPING, AND SCREENING a3 
E 
JZ 

3.6.50.01 - Green Area 0 m 

a. A minimum of 30 percent of the gross lot area and a minimum of 20 percent 2 
for center-unit townhouses on interior lots, shall be retained and improved 
or maintained as permanent Green Area to ensure that the 70 percent 
maximum loffsite coverage standard of Section 3.6.30 is met. A minimum 
of 10 percent of the gross lot area shall consist of vegetation consisting of 
landscaping or naturally preserved vegetation. 

b. Landscaping within the required Green Area shall be permanently 
maintained in accordance with Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting. Landscaping shall primarily consist of ground 
cover, ferns, trees, shrubs, or other living plants and with sufficient 
irrigation to properly maintain all vegetation. Drought-tolerant plant 
materials are encouraged. Design elements such as internal sidewalks, 
pedestrian seating areas, fountains, pools, sculptures, planters, and similar 
amenities may also be placed within the permanent Green Areas. 

c. The required Green Area shall be designed and arranged to offer the 
maximum benefits to the occupants of the development and provide visual 
appeal and building separation. These provisions shall apply to all new 
development sites and to an addition or remodeling of existing structures 
that creates new dwelling units. 

3.6.50.06 - Location of Green Area 
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In determining where Green Areas should be placed on a development site, 
consideration shall be given to the following: 

a. Preserving otherwise unprotected natural resources and wildlife habitat on 
the site, especially as large areas rather than as isolated smaller areas, 
where there is an opportunity to provide a recreational or relaxation use in 
conjunction with the natural resource site; 

b. Protecting lands where development more intensive than a Green Area use 
may have a downstream impact on the ecosystem of the vicinity. The 
ecosystem in the vicinity could include stands of mixed species and conifer 
trees, natural hydrological features, wildlife feeding areas, etc.; 

c. Enhancing park sites adjacent to the convergence of sidewalks andlor 
multi-use paths; 

d. Enhancing recreational opportunities near neighborhood commercial 
activity centers; and 

e. Enhancing opportunities for passive relaxation and recreation for 
residents, employees, andlor visitors within a development site. 

- - - 
J - - The applicant's submitted materials indicate that lot coverage will be well below the 

2 ". 70% maximum for all lots, leaving at least 30 percent of each lot available to meet - - green area requirements. Green area locations are consistent with the requirements of 
3 LDC 3.6.50.06. Common Green Areas # 1, 2, and 3 are dispersed throughout the 
3 
Z development site to serve adjacent residents. These areas will provide recreational 

opportunities for residents. Additional green areas adjacent to individual dbellings will 
provide opportunities for passive recreation and relaxation for residents. The applicant 
has also submitted landscape plans showing that at least 10% of each lot will be 
furnished with required vegetation. However, Staff note that the submitted building 
designs are "typicals" and final building designs may vary. To ensure compliance with 
green area requirements, a condition of approval is recommended to make sure 
landscape plans and building permits for buildings on the site comply with green area 
requirements (Condition 3). As conditioned, this criterion is met. 

3.6.50.02 - Private Outdoor Space Per Dwelling Unit 

a. Private Outdoor Space shall be required at a ratio of 48 sq. ft. per dwelling 
unit. This Private Outdoor Space requirement may be met by providing 
patios and balconies for some or all dwelling units, or by combining Private 
Outdoor Space and Common Outdoor Space as allowed by Section 
3.6.50.04. 

b. Private Outdoor Space, such as a patio or balcony, shall have minimum 
dimensions of six-by-eight ft. 

c. Private Outdoor Space shall be directly accessible by door from the interior 
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of the individual dwelling unit served by the space. 

d. Private Outdoor Space shall be screened or designed to provide privacy for 
the users of the space. 

e. Private Outdoor Space may be considered as part of the 30 percent Green 
Area required under Section 3.6.50.01, if it is located on the ground. Upper- 
story balconies cannot be counted. 

3.6.50.03 - Common Outdoor Space Per Dwelling Unit 

a. In addition to the Private Outdoor Space requirements of Section 3.6.50.02, 
Common Outdoor Space shall be provided in developments of 20 or more 
dwelling units, for use by all residents of the development, in the following 
amounts: 

t . Studio, one- and two-bedroom units: 200 sq. ft. per unit 

2. Three or more bedroom units: 300 sq. ft. per unit 

b. The minimum size of any Common Outdoor Space shall be 400 sq. ft., with 
minimum dimensions of 20-by-20 ft. 

c. A Common Outdoor Space may include any of the following, provided that I$, 
they are outdoor areas: recreational facilities such as tennis, racquetball, 9 - 
and basketball courts, swimming pool and spas; gathering spaces such as - - 
gazebos, picnic, and barbecue areas; gardens; preserved natural areas w 6 
where public access is allowed; and children's tot lots. 8 

E 
&. 

d. The Common Outdoor Space may be considered as part of the 30 percent o 
Green Area required under Section 3.6.50.01. The Common Outdoor Space 

m 
Jli 

shall not be located within any buffer or perimeter yard setback area. 3 

e. A children's tot lot shall be provided for each 20 units. The minimum 
dimensions for any tot lot shall be 20-by-20 ft., with a minimum size of 400 
sq. ft. The tot lot shall include a minimum of three items of play equipment 
such as slides, swings, towers, and jungle gyms. Any one or a esrnbination 
of the following shall enclose the tot lot: a 2.5 to 3 ft.-high wall, fence, or 
planter; or benches or seats. 

f. Where more than one tot lot is required, the developer may provide 
individual tot lots or may combine them into larger playground areas. 

g. Housing complexes that include 20 or more dwelling units designed for 
older persons do not require tot lots. However, Common Outdoor Space 
shall be provided as specified in "a" through "d" above. 

3.6.50.04 - Option to Combine Private and Common Outdoor Space 

a. The private and Common Outdoor Space requirements may be met by 
combining them into areas for active or passive recreational use. Examples 
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include courtyards and roof-top gardens with pedestrian amenities. 
However, where larger Common Outdoor Spaces are proposed to satisfy 
Private Outdoor Space requirements, they shall include pedestrian 
amenities such as benches or other types of seating areas. 

b. The combined outdoor space may be covered, but it shall not be fully 
enclosed. 

Except for the four units of each senior quad building, each of the proposed dwelling 
units is provided with a Private Outdoor Space of at least 48 square feet, with minimum 
dimension of no less than six-by-eight feet. Landscaping consisting of shrubs, 
groundcover, and perennial plants will be installed along edges of each Private Outdoor 
Space to create privacy for residents, as shown on the applicant's landscape plans 
(Attachment M (Sheets 1-1, 1-2)). The applicant states that a vegetative buffer at least 
three feet tall will be established in these areas to enhance privacy. To ensure that 
detailed landscape plans address this requirement, a condition of approval is 
recommended to ensure that landscaping in required private outdoor space areas 

s provides a level of screening that will provide some degree of privacy to users of the 
Y - - - space (Condition 4). 

E 
i! To satisfy the Private Outdoor Space requirements for the senior quad buildings, the 

applicant relies on Section 3.6.50.04 (the option to combine private and common 5 
5 outdoor space) to provide this space as part of the total common outdoor area 

9 apportioned to these units. Two common outdoor areas are proposed in the eastern 
portion of the site; a 4,270 square foot common green between Buildings 10 and 11, 
and a 3,000 square foot basketball court to the south of Buildings 17 and 18. If the 
senior quad dwellings were constructed , the minimum Common Outdoor Space 
demand generated by Buildings 8 through 18 would be 4,300 square feet. A total of 
7,270 square feet of common open space would be provided east of Jasper Street, 
leaving a surplus of 2,970 square feet, which is more than sufficient to accommodate 
the 384 square foot Private Outdoor Space demand generated by the senior quad units 
(8 X 48 sq. ft./unit)(See Table 3). The following tables illustrate requirements for 
outdoor common space: 
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Table 2 - Common Outdoor Space - VVest of Jasper Street 

Unit Type - Bldg. #Is 

Total Common Outdoor Space Provided West of Jasper St. 6,800 sq. ft. 

Extra Common Outdoor Space Provided 1,100 sq. ft. 

Five-plexes - Bldgs. 4, 5, 6 

Single Family Dwellings 
Buildings 15, 18, and 

2 X 200 sq. ft. 
. I 400 

Total Required Common Outdoor Space 5,700 sq. ft. 

I, 2 bd. 

Buildings 14, 16, 17, 19, 3 bd. 5 5 X 300 sq. ft. I ,500 
20 

I Total Required Common Outdoor Space (with Fourplex) 5,100sq.ft. I 

15 

As demonstrated by Tables 2 and 3, adequate common outdoor space will be provided 
for the development, in locations that will directly serve residents. As required by LDC 
Section 3.6.50.03.e and f, the applicant will provide a tot lot that will be at least 800 sq. 
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ft. in size within Common Green #I on the west side of the development. The Code 
section requires a certain number of play equipment items to be provided within these 
areas. However, the applicant would like to allow the residents of the development to 
determine the play equipment to be provided in the tot lot. To accommodate this 
request and ensure that the LDC requirement is met, a condition of approval is 
recommended (Condition 5). 

Section 3.6.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED 
DESIGN STANDARDS 

The requirements in Chapter 4.10 - Pedestrian Oriented Design Standards shall apply to 
the following types of development in the RS-12 Zone: 

a. All new buildings or structures for which a valid permit application has been 
submitted after December 31,2006; 

b. Developments subject to Conditional Development andlor Planned Development 
approval, as required by a Condition(s) of Approval(s); and 

The proposed development would construct new buildings within a Planned 
I 

K )  
Development. Therefore, compliance with Pedestrian Oriented Design Standards 

Y - - (PODS) is required. Following is an analysis of compliance with the applicable POD - 
I d  

Standards in Chapter 4.1 0 of the Land Development Code. 
c a Section 4.10.50 - STANDARDS FOR DETACHED SINGLE-FAMILY, TWO-UNIT 
c ATTACHED SINGLE-FAMILY, AND DUPLEX RESIDENTIAL 
0 m 
CI 

BUILDING TYPES 

8 These standards apply to Buildings 8, 9, and 12 - 18, which are either single family 
detached buildings on individual lots or duplex buildings on individual lots. 

4.10.50.01 - Building Orientation, Privacy, and Facades Adjacent to Pedestrian Areas 

a. Orientation of Dwellings - All dwellings shall be oriented to existing or proposed 
public or private streets, as outlined in this provision and in Chapter 4.4 - Land 
Division Standards, with the exception that Accessory Dwelling Units constructed 
in accordance with Chapter 4.9 -Additional Provisions may be accessed from an 
alley. Private streets used to meet this standard must include the elements in 
Chapter 4.0 - Improvements Required with Development. See Chapter 4.0 for 
public and private street standards. 

The orientation standard of this Section is satisfied when the provisions in  "I ," 
and "2," below, are met. See Figure 4.10-1 - Allowed Access to Single-family 
Development When Lots Do Not Front Directly on a Street. 

I. Primary building entrances face the streets or are directly accessed by a 
sidewalk or multi-use path less than 488 ft. Isng; and 

2. Primary dwelling unit entrances open directly to the outside and do not 
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require passage through a garage or carport to gain access to the dwelling. 

b. Privacy - If the side wall of a dwelling or accessory dwelling is on or within three ft. 
of the property line, ground floor windows or other openings that allow for visibility 
into the side yard of the adjacent lot shall not be allowed. Windows that do not 
allow visibility into the side yard of the adjacent lot, such as a clerestory window or 
a translucent window, are allowed. 

c. Windows and Doors -Any facade facing streets, sidewalks, and multi-use paths 
shall contain a minimum area of 15 percent windows andlor doors. Facades 
referenced in this provision include garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 15 percent 
requirement. 

d. Grading (Cuts and Fills) - Structures and on-site improvements shall be designed 
to fit the natural contours of the site and be consistent with the Natural Hazards 
and Natural Resource Provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.1 1 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

Q\ 

Each of the single detached and duplex dwellings is generally consistent with the - - 9 - 
criteria cited above. Primary dwelling entrances for each unit face Sorrel Place, open +-, 

L= 
directly to the outside of the dwelling, and are less than 100 feet from the street along a 
private walkway. As shown on the applicant's typical elevations, the front facades of r: i!! 
each dwelling will have at least 15 percent window coverage. None of the building walls t.3 OPI 
for these dwellings will be within three feet of a property line. However, because the +-, 

submitted designs are typical, and may be changed, and because the applicant has not 
3 

demonstrated that the duplex facades that face adjacent sidewalks to the side of 
Building 8, and to the rear of Buildings 8 and 9, comply with the 15% window and door 
requirement, a condition of approval is recommended to ensure that designs for these 
dwellings comply with PODS standards at the time of building permit review (Condition 
6)- 

As noted previously, the site is relatively flat and will not experience significant 
topographical changes as a result of the proposal. None of the significant natural 
resources or natural hazards regulated by chapters of the LDC listed in Section 
4.10.50.01 (d) is present within the development footprint of the project. These criteria 
are met, as conditioned. 

4.10.50.02 - Maximum Widths of Street-facing Garageslcarports, Placement, and 
Materials 

a. Maximum Widths of Street-facing GarageslCarports 

I. Lots 2 50 Ft. in Width - For dwellings with front-loaded garageslcarports, 
the width of the garage wall or carport facing the street shall be no more 
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than 50 percent of the width of the dwelling's street-facing facade. Front- 
loaded garageslcarpotts are attached garageslcarports with entrances 
facing the same street as the dwelling's entrance. Additionally, the term 
garage wall pertains to the whole wall and not just the doors. See Figure 
4.10-2A - Unacceptable Width of Street-facing Garage on a Lot 250 ft. and 
Figure 4.10-2B -Acceptable Width of Street-facing Garage on a Lot 250 ft. 

Lots c 50 Ft. in Width - For dwellings with front-loaded garages, the of 
the garage wall facing the street shall be no more than 50 percent of the 
area of the dwelling's street-facing facade. Front-toaded garageslcarports 
are attached garageslcarpotts with entrances facing the same street as the 
dwelling's entrance. The area shall be measured in sq. ft. and, with the 
exception of gabled areas and second stories, the entire facade of the 
garage shall be measured. The interior of the garage determines the width 
of the garage facade, not just the garage doors. See Figure 4.10-3A - 
Unacceptable Street-facing Garage Area and Figure 4.10-3B - Acceptable 
Street-facing Garage Area. Both of these figures are located on the next 
page. For dwellings with front-loaded carports, the carports shall be 
subject to the same restrictions outlined in "I ," above. 

is. Garage and Carport Placement - Garages and carports shali be piaced only as 
indicated in the options below. The applicant shall indicate the proposed option(s) 
on plans submitted for building permits. Additionally, measurements may be taken 
from the second floor of homes, provided the second floor spans across the entire 
garagelcarport. 

Garaaelcar~ort Placement Options - 
2. Front Accessed Garaae with Four-ft. Recess - Vehicular entrances face the 

street and are recessed at least four ft. from the front wall of the dwelling as 
shown in Figure 4.10-5 - Garage Facing Street and Recessed at Least Four 
Ft., on the next page. The recess from the front wall of  the dwelling shall be 
measured from the front wall of the living space area, not from the front 
porch, a bay window, or other projection or architectural feature. 

8. Flush or Recessed Sinqle Car Garaae -Vehicular entrances face the street 
and are flush with or recessed up to dour M. from the front wall of the 
dwelling, and the garagelcarport is a single-car garagelcarport that is a 
maximum of 12 ft. wide. These options are shown below in Figure 4.10-10 - 
Single Car Garage Access Recessed from Front Wall of Dwelling and in 
Figure 4.10-1 1 - Single Car Garage Flush from Front Wall of Dwelling. 

c. Garage and Carport Materials - Garages and carports, when provided, shall be 
constructed of the same building materials as the dwelling. 

The detached single family dwellings, Buildings 12 -1 8, contain front-loaded garages. 
Duplex Buildings 8 and 9 do not contain garages. Of the buildings with garages, only 
Buildings I 2  and 17 are located on lots that are greater than 50 feet wide. For those 
buildings, which contain single-car garages, the width ~f the garage wall is less than 
50% of the width of the dwelling's street-facing facade. For Buildings 13, 14, 15, 16, 
and 18, the area of the garage facade is no more than 50% of the area of dwellings' 
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street-facing facades. 

As shown on the applicant's submitted designs (Attachment M (Sheets 0-4, 0-5)),  
single car garages attached to each of the single family dwellings will be front-loaded 
and recessed by at least four feet from the living area. The same building materials 
used to construct the dwelling will also be used to construct the garage of each single 
family dwelling. 

However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6). 

4.10.50.03 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu - Each home shall incorporate a minimum of one of the 
following three pedestrian features, The applicant shall indicate the proposed 
options on plans submitted for building permits. While not all of the pedestrian 
features are required, the inclusion of as many as possible is strongly encouraged. 

r3 
1. Elevated Finished Floor -An elevated finished floor a minimum of two ft. 3 

above the grade of the nearest street sidewalk or streetside multi-use path. - - - 
rCI 
P: 

2. Front PorcheslPatios - A  front porch or front patio a minimum size of six ft. 
deep by 10 ft. wide (60 sq. ft.), and covered by a minimum of 60 percent to i! 

C 
provide weather protection. o 

m 

3. SidewaiWWalkwav to Front Door - A  minimum three-ft.-wide walkway 3 
constructed of a permanent hard surface that is not gravel and that is 
located directly between the street sidewalk and the front door. This 
walkway shall not be part of the driveway area. 

Each of the proposed single family homes is shown with a front porch with minimum 
dimensions of at least six feet by 10 feet and a minimum area of at least 60 square feet. 
A hard surface sidewalk, separated from the driveway and at least three feet wide, is 
proposed to extend from the public sidewalk to the entrance of each detached dwelling 
unit. 

Similarly, the front door of each of the duplex units is shown to be accessible from a 
street sidewalk via a hard surface walkway that is at least three feet wide. Passage 
through a driveway area will not be necessary. 

However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6). 

b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch. Additionally, each 
home shall incorporate a minimum of three of the following seven building design 
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features. The applicant shall indicate proposed options on plans submitted for 
building permits. While not all of the design features are required, the inclusion of 
as many as possible is strongly encouraged. 

1. Increased Roof Pitch - A  minimum 6:12 roof pitch. 

2. Eaves - Eaves with a minimum 18-in. overhang. 

3. Buildina Materials - At least two different types of building materials 
including but not limited to stucco and wood, brick and stone, etc.. 
Alternatively, a minimum of two different patterns of the same building 
material, such as scalloped wood and lap siding, etc., on facades facing 
streets. These requirements are exclusive of foundations and roofs and 
pertain only to the walls of a structure. 

4. Trim - A minimum of 2.25-in. trim or recess around windows and doors that 
face the street. Although not required, wider trim is strongly encouraged. 

5. Increased Windows - A minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision includes garage facades. Gabled areas need not be included 
in the base wall calculation when determining this minimum 20 percent 
calculation. 

6. Architectural Features - At least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, covered porches greater than 60 sq. ft. in size, balconies 
above the Is' floor, dormers related to living space, or habitable cupolas. If 
a dwelling is oriented such that its front facade, which contains the front 
door, is oriented to a sidewalk and no facades of the dwelling face a street, 
then the architectural feature may be counted if it is located on the front 
facade. 

7. Architectural Details -Architectural details used consistently on dwelling 
facades. Architectural details are defined as exposed rafter or beam ends, 
eave brackets, windows with grids or divided lights, or pergolasltrellis work 
integrated into building facades. if a dwelling is oriented such that its front 
facade, which contains the front door, is oriented to a sidewalk and no 
facades of the dwelling face a street, then the architectural feature may be 
counted if it is located on the front facade. 

As shown on the applicant's submitted plans, the proposed single detached and duplex 
dwellings would incorporate at least three of the following five design elements: 

a Primary roof pitch of at least 6:12, with only a few at 4:12; 
e eaves with a minimum overhang of at least 18 inches; 
e two different types of wood siding patterns and/or materials (e.g., lap and board 

and batten, or lap and shingles); . trim around windows and doors that is at least 2.25-inches wide; or 
e a window coverage area that is at least 20 percent of the total front building 

Seavey Meadows (PLD08-00001, SUB08-00001) Page32of 113 



elevation area. 

However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6). 

As conditioned, the proposed single family detached and duplex dwellings shall comply 
with the applicable Pedestrian Oriented Design Standards in Section 4.10.50 of the 
Land Development Code. 

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS THREE 
UNITS OR GREATER, TOWNHOME, TRIPLEX, FOURPLEX, AND 
APARTMENT RESIDENTIAL BUILDING TYPES 

These standards apply to Buildings 1, 2, 3, 4, 5, 6, 10, and I I, which are either 
triplexes, fourplexes, or multi-familylapartment buildings on individual lots. 

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to Pedestrian Areas 
m 

I All building orientations, facades, and entrances shall comply with the following - - 3 - 
standards. .u 

r= 
a. Orientation of Buildings - All dwellings shall be oriented to existing or 

proposed public or private streets, as outlined in this provision and in 
E 
r: 
0 

Chapter 4.4 - Land Division Standards, with the exception that Accessory m 
Dwelling Units constructed in accordance with Chapter 4.9 - Additional 
Provisions may be accessed from an alley. Private streets used to meet 

9 
this standard i&st include the elements in Chapter 4.0 - improvements 
Required with Development. See Chapter 4.0 for public and private street 
standards. 

Primary building entrances shall face the streets or be directly 
accessed by a sidewalk or multi-use path less than 200 ft. long, as 
shown in Figure 4.10-13 - Primary Building Entrances Within 200 Ft. 
of the Street, below. Primary entrances may provide access to 
individual units, clusters of units, courtyard dwellings, or common 
lobbies. Entrances shall open directly to the outside and shall not 
require passage through a garage or carport to gain access to the 
dooway. 

Open courtyard space may increase up to 50 percent of the building 
front beyond the maximum setback, as shown in Figure 4.10-14 - 
Open Courtyards, below. Open courtyard space is usable space 
that shall include pedestrian amenities such as benches, seating 
walls, or similar furnishings, and shall include landscaping. For 
example, an apartment building in a Mixed Use Residential Zone is 
required to have a front yard setback of no more than 15 ft. If a 
developer desires to construct a u-shaped building with a 
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pedestrian courtyard in the center, then one half the width of the 
building, based upon the lineal footage of the building's street 
frontage, could be located farther back than the maximum setback 
of 15ft. 

Off-street parking and vehicular circulation shall not be placed 
between buildings and the streets to which those buildings are 
primarily oriented, except for driveway parking associated with 
single-family development. See Figure 4.10-13- Primary Building 
Entrances Within 200 Ft. of the Street for compliant locations of 
parking and circulation. An exception may also be granted for up to 
two parking spaces per dwelling unit for Duplexes and Triplexes, 
provided these spaces are within driveway areas designed to serve 
individual units within the Duplexes or Triplexes, as shown in 
Figure 4.10-15 - Driveway Exception for Duplexes and Triplexes, on 
the next page. Parking to the side of buildings is allowed in limited 
situations, as outlined in Section 4.10.60.02 below. 

Consistent with the criteria cited above, each of the triplex, quad, and five-plex units is 
accessible from a public street via a walkway that is less than 200 feet long. Although 
the front doors of the triplex units are within 200 feet of the sidewalk along Conser 
Street, the buildings are not oriented to Conser Street, as depicted in LDC Figure 4.10- 
13. Although doors on each unit face the street, there is no walkway directly connecting 
these doors to Conser Street. The north sides of the triplexes are designed to function 
more like back yards, with fenced, enclosed space in these areas. The applicant 
argues that the triplexes are architecturally oriented toward Conser Street, in 
compliance with the standard. The applicant argues that functionally, walkways to each 
of the north entrances are less likely to be used on a regular basis because on-street 
parking is not allowed along Conser Street, and because the dining room of each unit is 
at this end of the building - a space not typically associated with the primary entrance 
to a residence. Further, the applicant argues that extending the pathway to the south 
entrance rather than the north entrance of each unit allows the landscaped area north 
of the triplexes to remain uninterrupted, thereby providing a cohesive recreational 
space. The applicant states that if connections to the north entrance of each unit are 
required, they would prefer to remove the pedestrian pathway along the south side of 
the units so that the amount of impervious cover is not comparatively increased. Staff 
have explored this issue in detail and have determined that, for the orientation standard 
to be met, there must be a direct pedestrian connection from each of the doors on the 
north side of the units to the public sidewalk along Conser Street. If this design is 
utilized, the rear-loaded area of the triplexes effectively becomes the back yards of the 
units, and a pedestrian walkway through that area is not needed. To ensure 
compliance with the standard, a condition of approval is recommended (Condition 7). 

The five-plex buildings on the site are oriented towards Common Green #I and Sorrel 
Place to the south. Parking for these units is located to the rear of the buildings, in the 
private alley to the north. All units have a front door within 200 feet of the sidewalk 
along Sorrel Place. Buildings 4, 5, 6, and 7 effectively create a courtyard (Common 
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Green #I) that is planned to contain a playground and additional open space area. 
Because of this, the provisions of LDC 4.10.60.01 .a.2 allow up to 50% of the building 
frontages to be outside the maximum 25 foot setback along Sorrel Place. As shown, 
the buildings comply with this standard. 

Regardless of whether the applicant chooses the option to construct the two senior 
quads or two four-plex buildings in the eastern portion of the site, these buildings will 
not be oriented toward a public street. This is because the applicant's updated wetland 
delineation found an additional wetland area to the north of Building 10, which 
development will avoid. This significantly minimizes the potential for street orientation 
in this area. However, a pathway less than 200 feet long will connect the primary 
entrance of most of these units to the public sidewalk along Conser Street. If the 
fourplex design is utilized, Units 33 and 34 would have front doors slightly further 
(approximately 230 feet from the furthest door) than 200 feet from the sidewalk along 
Conser Street. All other doorways would be within 200 feet of Conser Street. A 
variation to this standard is warranted in this instance because it enables additional 
wetland preservation, and because the design of the fourplex units around Common 
Green #2, with convenient access lo  the parking area to the west, provides pedestrian- 
oriented design amenities that compensate for the additional distance to the street M 

(Condition 6). This variation to standards is allowed through the Planned Development - - 3 
m 

process. + s 
Q, 

As conditioned, no parking areas would be located between buildings and the streets to c E 
which the buildings are oriented. As conditioned, and as varied through the Planned o ra 
Development process with compensating benefits, the above standards are met. 2 

b. Percentage of Frontage - On sites with 100 ft. or more of public or private 
street frontage, at least 50 percent of the site frontage width shall be 
occupied by buildings placed within the maximum setback established for 
the zone, except that variations from this provision shall be allowed as 
outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-16 - Portion of 
Building Required in Setback Area on Sites with At Least 100 ft. of 
Frontage. For sites with less than 'I00 ft. of public or private street frontage, 
at least 40 percent of the site frontage width shall be occupied by buildings 
placed within the maximum setback established for the zone, except that 
variations from this provision shall be allowed as outlined in Section 
4.10.60.01.a.2, above. See Figure 4.10-17 - Portion of Building Required in 
Setback Area on Sites with Less Than 100 ft. of Frontage. 

Both of the proposed private alleys will be situated in separate tracts. This results in a 
lot being created to accommodate the three triplex buildings (Lot 12), a second lot that 
will contain the three five-plex buildings and the community building (Lot 1 I),  and a third 
lot for either the senior quads or the four-plex dwellings (Lot 10). Lot 10 has less than 
100 feet of frontage along Conser Street. Lot 11 has 100 feet of frontage along both 
Jasper Street and Sorrel Place. Lot I 2  has more than 400 feet of frontage along 
Conser Street, but less than 100 feet of frontage along Jasper Street. When a lot has 
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frontage on more than one street, Section 4.1 0.60.01 (b) doesn't indicate if the criterion 
applies to all frontages. However, given that consistency with the criterion is 
determined based on the percentage of a building placed within the maximum setback, 
and that only front yard setbacks typically have a minimum and maximum distance, the 
standard can only apply to front yard setback areas. 

Lot I 2  has approximately 300 feet of frontage along Conser Street, 50 percent of which 
is 150 feet. The north elevation of each of the three triplexes is approximately 77 feet 
long, for a total building length of 231 feet. With the additional 9 feet of right-of-way 
width proposed for Conser Street along the north side of Lot 12, the north wall of the 
proposed triplexes will be located exactly 25 feet from the street, in compliance with the 
above standard. 

The Sorrel Place frontage of Lot 11 is approximately 276 feet long and contains 
buildings within the maximum allowed front yard setback for a total length of 
approximately 90 feet. This constitutes less than 50 percent of the frontage length. 
However, as noted above, LDC Sections 4.1 0.60.01 .a(2) and 4.1 0.60.01 (b) note that 
open courtyard space may increase the amount of building frontage located outside of 
the maximum setback up to 50 percent. This exception requires that only 25 percent of 
the street frontage stipulated in Section 4.10.60.01(b), or 50 percent of the original 50 
percent, must have buildings situated within the maximum allowed setback. This results 
in a minimum required building frontage length of approximately 69 feet (276 x 0.25), 
which is satisfied by portions of the community building and Building 4 that are within 
the allowed maximum front yard setback of 25 feet. Consequently, the buildings on Lot 
I 1  will comply with this standard. 

Lot 10 has approximately 44 feet of street frontage on Conser Street. As noted 
previously, the lot is oddly configured in order to avoid a wetland area to the north of the 
lot. Because of the odd configuration of Lot 10, the narrow width of the lot's street 
frontage, and the existence of the existing fourplex to the west, with the need for access 
to the east, it is not possible to meet the frontage requirement for Lot 10. A variation to 
this standard is warranted because of the desire to preserve the wetland to the north of 
the lot. To compensate for the variation to the frontage requirement, the applicant has 
designed a pedestrian-oriented layout for Lot 10 that focuses the development around a 
central courtyard. Staff recommend allowing a variation to the standard in this instance 
(Condition 6). 

c. Windows and Doors -Any facade facing streets, sidewalks, and multi-use 
paths shall contain a minimum area of 15 percent windows andlor doors. 
This provision includes garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 15 
percent requirement. 

The applicant has provided building designs that comply with the above standard. The 
applicant notes on these elevation drawings that, "Floor plans and elevations are 
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typical. Final design may vary, but will comply with POD Design Standards." Because 
final designs may vary, a condition of approval is recommended to ensure compliance 
with the above standard at the time of building permit application (Condition 6). 

d. Grading (Cuts and Fills) - Structures and on-site improvements shall be 
designed to fit the natural contours of the site and be consistent with the 
Natural Hazards and Natural Resource Provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. 

As noted previously, the site is relatively flat and will not experience significant 
topographical changes as a result of the proposal. None of the significant natural 
resources or natural hazards regulated by chapters of the LDC listed in Section 
4.10.50.01 (d) is present within the development footprint of the project. This criterion is 
met. 

4.10.60.02 - Parking Location b 

3 - 
Standards - a. - 

+J 
r: 

1. Parking lots shall be placed to the rear of buildings. Ministerial 
exceptions to this standard allow parking to the side of a building if t 

E 
required parking cannot be accommodated to the rear. These o 

(D 
ministerial exceptions may be granted in the following cases: .fd 

2 
a) Where lot depth is less than 75 ft.; 

b) Where parking on the side would preserve Natural Hazards 
or Natural Resources that exist to the rear of a site, and that 
would be disturbed by the creation of parking to the rear of 
structures on a site; 

c) Where a common outdoor space at least 208 sq, ft. is 
proposed to the rear of a site, and parking in the rear would 
prohibit the provision of this common outdoor space area 
for residents of a development site; andlor 

d) Where parking on the side would solve proximity issues 
between dwelling unit entrances and parking spaces. A 
proximity issue in this case involves a situation where a 
parking lot to the rear is in excess of 100 ft. from the 
entrances to the dwelling units being served by the parking 
lot. 

2. On corner lots, parking areas shall not be located within 30 ft. of a 
roadway intersection, as measured from the center of the curb 
radius to the edge of the parking area's curb or wheel stop. 
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Triplex Dwellings 

Required vehicular parking for the triplex units will be provided in rear-loaded garages 
and accompanying driveways to the rear of the units. As noted previously, the 
applicant proposes to locate three of the required parking spaces along the north side 
of Sorrel Place. These parking spaces are to the rear of the subject units, in 
compliance with the standards above. 

Senior Quads 1 Four-plex Dwellings 

As discussed above, common parking spaces situated along the easterly alley are 
intended for use by residents of either the senior quads or the four-plex dwellings. The 
parking area would be situated to the side of these buildings rather than to the rear to 
allow the provision of common open space, consistent with LDC 4.10.60.02.a.l.c. 
These parking spaces comply with the above standards. 

Five-olex Dwellinas 

Vehicular parking demand generated by each of the five-plex units will be satisfied by 
spaces located along the south side of the private alley that loops between Jasper 
Street and Sorrel Place. Buildings 4, 5, and 6 will be oriented so that these parking 
spaces are either to the rear or to the side of the structures. The applicant notes that it 
is necessary to situate the parking spaces to the side of Building 4 so that a 6,800 
square-foot common green area may be placed to the rear of the structure instead. 
These parking spaces comply with the above standards. 

4.10.60.03 - Ratio of GaragelCarport Facade to Street, Placement, and Materials 

Provisions for the ratio of garage and carport facades to the street, placement, and 
materials shall be as outlined in Section 4.10.50.02. 

Similar to the configuration of garages attached to the proposed single family homes, 
single car garages attached to each triplex unit are shown to be recessed f r ~ m  the front 
of the dwelling by at least four feet. The total area of the garage wall is less than 50 
percent of the total front elevation area of each triplex building. Building materials used 
to construct the habitable space of each triplex unit will also be used to construct the 
associated garage. However, since triplex designs are subject to change, a condition of 
approval is recommended to ensure that these standards are met through the building 
permit process (Condition 6). 

4.10.60.04 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu for Triplexes, Fourplexes, and Townhomes - Each 
Triplex, Fourplex, or Townhome shall incorporate a minimum of one of the 
following three pedestrian features. The applicant shaii indicate proposed options 
on plans submitted for Building Permits. While not all of the pedestrian features 
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are required, the inclusion of as many as possible is strongly encouraged. 

1. Elevated Finished Floor -An elevated finished floor a minimum of two ft. 
above the grade of the nearest street sidewalk or streetside multi-use path. 

2. Front PorcheslPatios - A front porch or front patio for each ground floor 
dwelling unit, with a minimum size of six ft. deep by 10 ft, wide (60 sq. ft.), 
and with a minimum of 60 percent of the porch or patio covered to provide 
weather protection. 

3. SidewalldWaikwav to Front Door - A minimum three-ft.-wide walkway 
constructed of a permanent hard surface that is not gravel and that is 
located directly between the street sidewalk and the front door, This 
walkway shall not be part of the driveway area. 

As shown on the applicant's submitted drawings, each of the triplex units will be 
constructed with a covered front porch, as will each of the four-plex and five-plex units. 
These porches will be consistent with the minimum dimensions and area noted in the 
criterion cited above. A hard surfaced walkway a minimum of three feet wide that is 
separated from a driveway is shown to extend from adjacent public sidewalks to the 
front door of each triplex, four-plex, and five-plex unit. Pedestrian access to each of the 

a\ 
senior quad buildings, if constructed, would also be provided in the same manner. 3 - 
However, since designs are subject to change, a condition of approval is recommended - - 

=w 
to ensure that these standards are met through the building permit process (Condition c B) 

0 
b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch with at least a six-in. .W m 

overhang. Mixed use buildings may provide flat roofs with a decorative cap, such 
as a parapet or cornice, that is a distinctive element from the main wall of the 

3 
building. Additionally, each structure shall incorporate a minimum of four of the 
following eight building design features. The applicant shall indicate proposed 
options on plans submitted for building permits. While not all of the design 
features are required, the inclusion of as many as possible is strongly encouraged. 

1. Trim - A minimum of 2.25-in. trim or recess around windows and doors that 
face the street. Although not required, wider trim is strongly encouraged. 

2. Buildina and Roof Articulation - Exterior building elevations that 
incorporate design features such as off-sets, balconies, projections, 
window reveals, or similar elements to preclude large expanses of 
uninterrupted building surfaces, Along the vertical face of a structure, such 
features shall be designed to occur on each floor and at a minimum of 
every 45 ft. To satisfy this requirement, at least two of the following three 
choices shall be incorporated into the development: 

a) Off-sets or breaks in roof elevation of three ft. or more in height, 
cornices two ft. or more in height, or at least two-ft. eaves; 

b) Recesses, such as decks, patios, courtyards, entrances, etc., with a 
minimum depth of two ft. and minimum length of four ft.; andlor 
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C) Extensionslprojections, such as floor area, porches, bay windows, 
decks, entrances, etc., that have a minimum depth of two fa. and 
minimum length of four ft. 

3. Buildinn Materials - Buildings shall have a minimum of two different types 
of building materials on facades facing streets, including but not limited to 
stucco and wood, brick and stone, etc. Alternatively, they shall have a 
minimum of two different patterns of the same building material, such as 
scalloped wood and lap siding, etc, on facades facing streets. These 
requirements are exclusive of foundations and roofs, and pertain only to 
the walls of a structure. 

4. increased Eaves Width - Eaves with a minimum 18-in, overhang. 

5. Increased Windows - A minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision inciudes garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 20 
percent calculation. 

6. Increased Roof Pitch - A  minimum 6:12 roof pitch with at least a six-in. 
overhang. 

7. Architectural Features - At least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, oriels, covered porches greater than 60 sq. ft. in size, 
balconies above the first floor, dormers related to living space, or habitable 
clrpolas. If a dwelling is oriented such that its front facade, which includes 
the front door, is oriented to a sidewalk and no facades of the dwelling face 
a street, then the architectural feature may be counted if it is located on the 
front facade. 

8. Architectural Details - Architectural details used consistently on dwelling 
facades that face streets. Architectural details are defined as exposed rafter 
or beam ends, eave brackets, windows with grids or true divided lights, or 
pergolas integrated into building facades. If a dwelling is oriented such that 
its front facade, which includes the front door, is oriented to a sidewalk and 
no facades of the dwelling face a street, then the architectural feature may 
be counted if it is located on the front facade. 

The applicant states that each of the proposed multifamily dwellings will incorporate the 
following design elements, at a minimum: 

. primary roof pitch of at least 6: 12, with only a few at 4: 12; . eave overhangs of at least 18 inches; 
e minimum window area of at least 20 percent on facades that face streets, 

sidewalks, or multi-use paths; and 
e two different types of wood siding patterns and/or materials (e.g., lap and board 

and batten, or lap and shingles). 
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However, since designs are subject to change, a condition of approval is recommended 
to ensure that these standards are met through the building permit process (Condition 
6) .  

4.10.60.05 - Service Areas and Roof-Mounted Equipment 

a. Service Areas - When provided, service areas such as trash receptacles shall be 
located to provide truck access and shall not be placed within any required 
setback area. When located outside a setback area, but within five-10 R. of a 
property line, such service areas shall be screened on all sides with a solid fence 
or wall at least one ft. higher than the equipment within the service area and also 
screened with landscaping in accordance with landscape screening provisions of 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. When located 
outside a setback area, but greater than 10 ft. from a property line, such service 
area shall still be screened, but may be screened with landscaping only, provided it 
is in accordance with landscape screening provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting. 

Service areas for residential building types other than single-family, duplex, and 
triplex units shall be located a minimum of 20 ft. from both on-site and off-site 
residential buildings. Transformers shall also be screened with landscaping. When 
service areas are provided within alleys, the alleys shall be constructed in 
accordance with the provisions in Chapter 4.0 - Improvements Required with 
Development. - 5 - - 

+a 

Refuse enclosures are proposed within both multifamily portions of the site. One would r 

be located at either end of the group of parking spaces on the south side of the private 2 
alley that is behind buildings 4, 5, and 6. A single enclosure is proposed in the alley C 

C9 

adjacent to Buildings 10 and 1 I. A distance of more than 20 feet separates these 03 
U 

enclosures from adjacent residential buildings. The applicant proposes to screen the 3 
trash receptacles with fencing and landscaping. To ensure this requirement is 
addressed, a condition of approval is recommended (Condition 8). 

Roof-mounted mechanical equipment is not proposed on any of the proposed 
residential structures. As proposed and conditioned, the above standards are met. 

4.10.60.06 - Pedestrian Circulation 

a. Applicability 

These additional pedestrian circulation standards apply to all residential developments 
with eight or more units. 

b. Standards 

1. Continuous Internal Sidewalks - Continuous internal sidewalks shall be 
provided throughout the site. Discontinuous internal sidewalks shall be 
permitted only where stubbed to a future internal sidewalk on abutting 
properties, future phases on the property, or abutting recreation areas and 
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pedestrian connections. 

2. Separation from Bui ld in~s - Internal sidewalks shall be separated a 
minimum of five ft. from dwellings, measured from the sidewalk edge 
closest to any dwelling unit. This standard does not apply to the following: 

a) Sidewalks along public or private streets used to meet building 
orientation standard; or 

b) Mixed use buildings and multi-family densities exceeding 30 units 
per acre. 

c. Connectivity - The internal sidewalk system shall connect all abutting streets to 
primary building entrances. The internal sidewalk system shall connect all 
buildings on the site and shall connect the dwelling units to parking areas, bicycle 
parking, storage areas, all recreational facility and common areas, and abutting 
public sidewalks and multi-use paths. 

d. Sidewalk and Multi-use Path Surface Treatment - Public internal sidewalks shall be 
concrete and shall be at least five ft. wide. Private internal sidewalks shall be 
concrete, or masonry; and shall be at ieast five ft. wide. Public multi-use paths, 
such as paths for bicycles, pedestrians, and emergency vehicles, shall be concrete 
and shall be at least 12 ft. wide. Private multi-use paths shall be of the same 
materials as private sidewalks, or asphalt, and shall be at least 12 ft. wide. All 
materials used for sidewalks and multi-use paths shall meet City Engineering 
standards. 

e. Crossings -Where internal sidewalks cross a vehicular circulation area or parking 
aisle, they shall be clearly marked with contrasting paving materials. Additional use 
of other measures to clearly mark a crossing, such as an elevation change, speed 
humps, or striping is encouraged. 

f. Safety Adjacent to Vehicular Areas -Where internal sidewalks parallel and abut a 
vehicular circulation area, sidewalks shall be raised a minimum of six in., or shall 
be separated from the vehicular circulation area by a minimum six-in. raised curb. 
In addition to this requirement, a landscaping strip at least five ft. wide, or wheel 
stops with landscaping strips at least dour ft- wide, shall be provided to enhance 
the separation of vehicular from pedestrian facilities. 

g. Lighting - Lighting shall be provided consistent with the lighting provisions in 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 

A continuous internal sidewalk system will be constructed through the development, 
including the multi-family portions of the site. The walkways will not only connect 
various portions of the site to each other, but will also connect with the adjacent public 
sidewalks along Conser Street, Jasper Street, and Sorrel Place. These walkways will 
be buffered from buiidings and property lines by a landscaped area at least five feet 
wide. In portions of the site where walkways cross vehicular circulation areas, the 
applicant proposes to pave the walkways with contrasting materials. This would be 
necessary where walkways cross the private alleys, but would not be required where 
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individual driveways cross public sidewalks, or where public sidewalks cross public 
streets. A condition of approval is recommended to ensure this standard is met 
(Condition 9). Otherwise, walkways shall be vertically separated from vehicular areas 
by a height of at least six inches, and horizontally separated by a landscaping strip at 
least five feet wide. 

Where pathways abut common parking spaces, a six-inch vertical separation will be 
maintained between the walkway and the parking space, except for handicapped 
parking spaces where grade separation is prohibited. Additionally, the walkways will be 
7-% feet wide in these areas to allow for vehicle bumper overhang, while still providing a 
walkway width of five feet. 

Compliance with lighting standards are addressed later in this staff report. Findings 
from that discussion are incorporated by reference as findings under the above 
criterion. As conditioned, the above criteria are met. 

Section 4.10.70 - STANDARDS FOR COMMERCIAL, INDUSTRIAL, AND CIVIC 
DEVELOPMENT 

These standards apply to Building 7, which is a 1,700 square foot community building m 
on Lot 11. V - - - 

4.10.70.01 - Applicability + 
C 

a. All new commercial, industrial, and civic building types and associated features, .c i! 
such as parking lots, within all zones that refer to Section 4.10.70 shall comply with o 

(B 
Sections 4.10.70.02 through 4.10.70.05. z 

The subject proposal includes the construction of a new 1,700 square-foot community 
building. This use is considered a Civic Use and is subject to the development 
standards contained in Section 4.10.70. 

4.10.70.02 - Building Orientation 

All buildings shall be oriented, as outlined in this Section, to existing or proposed public or 
private streets. See Chapter 4.0 - Improvements Required with Development for public and 
private street standards. Buildings on corner parcels shall be oriented to both streets 
bordering the property. Private streets used to meet this standard must include the 
elements in Chapter 4.0. 

The building orientation standard is met when all of the following criteria are met: 

a. Street Frontage Setback - At least 50 percent of the building's linear frontage is 
located within the maximum setback established for the zone for structures that 
have street frontage, as shown below in Figure 4.10-18 - Percent of Building 
Frontage Within Maximum Setback Area. An exception to this requirement perfains 
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to provisions elsewhere in this Chapter for development in the Neighborhood 
Center (NC) Zone. Expansion of a structure existing prior to December 31,2006, 
and in conformance with the Code on that date is deemed to meet this criterion, 
provided the area of expansion is between the street and the existing building 
frontage. 

b. Entrances - All building sides that face an adjacent public or private street include 
at least one customer entrance. When the site is adjacent to more than one street, 
corner entrances at an angle of up to 45 degrees, from the largest of the two 
adjacent streets, may be substituted for separate entrances on adjacent streets. If 
the building does not have frontage along an adjacent street, direct pedestrian 
access to the street may be achieved by a sidewalk or courtyard connecting to a 
street no farther than 100 ft. from the building's pedestrian entrance. Examples of 
these requirements are shown below in Figure 4.10-19 - Site Development Element 
Locations. Buildings of less than 3,000 sq. ft. fronting on only one street may 
provide the customer entrance on the side of the building in lieu of the front, if a 
sidewalk or courtyard provides a direct pedestrian connection of less than 50 ft. 
between the entrance and the street. 

c. Parking and Vehicle Circulation - Off-street parking or vehicular circulation shall 
not be placed between buildings and streets used to compfy with this standard, as 
shown above in Figure 4.10-19 -Site Development Element Locations. Where 
allowed by the underlying zone, outdoor vehicle display lots for sale of autos, 
noncommercial trucks, motorcycles, trailers with less than 10,000 lbs. gross cargo 
weight, motor homes, and boats may be located adjacent to streets. The parking lot 
perimeter landscaping requirements of Section 4.2.40 of Chapter 4.2 - Landscaping, 
Buffering, Screening, and Lighting shall be met. 

f. Grading (Cuts and Fills) - Structures and on-site improvements shall be designed 
to fit the natural contours of the site and be consistent with the Natural Hazards 
and Natural Resource Provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

The community building is proposed to be located at the northwest corner of the 
intersection at Jasper Street and Sorrel Place. The front entrance to the building faces 
Sorrel Place, meaning the maximum front yard setback applies to the south facade of 
the building. One hundred percent of the building's southern facade is located within 
the 25-foot maximum setback from Sorrel Place, in compliance with Criterion a, above. 
The building contains one entrance facing each of the public streets (Sorrel Place and 
Jasper Street) that it is adjacent to, in compliance with Criterion b above. No parking is 
proposed between the building and the street. Instead the applicant has asked to be 
allowed to utilize a portion of the on-street parking available in this area to serve the 
community building. Criterion c above is met. 

The topography in the area of the community building is essentially flat. Proposed 
excavation and grading activities will not drastically alter this condition. None of the 
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significant natural resources or natural hazards regulated by chapters of the LDC listed 
in Section 4.1 0.50,01(d) are present within the development footprint of the project. 
The above criteria are met. 

4.10.70.03 - Pedestrian Circulation Standards 

a. Requirements for New Development and Options for Expansions of a Commercial, 
Industrial, or Civic Structure, Consistent with Section 4.10.70.01.c - 
1. Continuous Internal Sidewalks and Multi-use Paths - A continuous internal 

sidewalk, including associated necessary sidewalk crossings, no less than 
five ft. wide, shall be provided from public sidewalks or rights-of-way to all 
customer entrances, and between customer entrances of all buildings, as 
shown in Figure 4.10-19 - Site Development Element Locations. Sidewalks 
shall be direct and convenient and form a network of walking routes. 
Internal multi-use paths shall be no less than 12 ft, wide. 

2. Sidewalks alona Buildinu Walls - Sidewalks no less than five ft. wide shall 
be provided along the full length of building walls featuring a customer 
entrance and along any wall parallel to and abutting parking areas iarger 
than eight parking spaces, except in situations where the sidewalk would 
not provide connectivity between an entrance and parking area. Where 
sidewalks are adjacent to buildings, except along Shopping Streets, a five- 
ft.-wide foundation landscape strip andlor weather protection with planters rt") 

shall be provided. These elements are noted in Figure 4.10-19 - Site - *9 - 
Development Element Locations. - .w 

C 

3. Separation and Distinction from Drivina Surfaces =Where any internal 
sidewalk is parallel to and abuts a vehicular circulation or parking area, the 

E" 
C 

sidewalk shall be raised and separated from the vehicular circulation or 0 m 
parking area by a raised curb at least six in. in height. In addition to this 4-3 

requirement, a landscaping strip at least five ft. wide, or wheel stops with 7 
landscaping strips at least four ft. wide, are strongly encouraged to 
enhance the separation of vehicular from pedestrian facilities. 

4. Sidewalk and Multi-use Path Shardace Treatment - Public internal sidewalks 
shall be concrete and shall be at least five ft. wide. Private internal 
sidewalks shall be concrete or masonry pavers, and shall be at least five ft. 
wide. Public multi-use paths, such as paths for bicycles, pedestrians, and 
emergency vehicles, shall be concrete, and shall be at least 12 ft. wide. 
Private multi-use paths shall be of the same materials as private sidewalks, 
or asphalt, and shall be at least 12 ft. wide. All materials used for public 
sidewalks and multi-use paths shall meet City Engineering standards. 

5. Crossinas -Where any internal sidewalk crosses an internal street, 
driveway, or parking aisle, the sidewalk shall be clearly marked with 
contrasting paving materials. Additional use of other measures to clearly 
mark a crossing, such as an elevation change, speed humps, or striping, is 
encouraged. 

6. Connection to Adiacent Properties or Streets - In addition to the sidewalk 
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connections required by the block development standards in Chapter 4.0 - 
lmprovements Required with Development, sidewalk connections shall be 
provided between internal sidewalk networks and all adjacent planned 
streets, sidewalks, and multi-use paths. Multi-use paths shall be connected 
with adjacent multi-use paths, sidewalks, andlor bike lanes. Where 
appropriate, such connections shall also be provided to adjacent 
residential properties. 

7. Plantinn Strips - For lots abutting existing streetside sidewalks, sidewalks 
shall be reconstructed with a planting strip consistent with the 
requirements in Chapter 4.0 - lmprovements Required with Development. 

The community building will rely on the internal sidewalk network that serves the 
remainder of the development site, as described above. These paved walkways are at 
least five feet wide and connect the various portions of the site with adjacent public 
sidewalks. As shown on the submitted designs for the community building, the north, 
south, and east elevations of the community building all have an entrance. Walkways 
are provided along each of these elevations and are separated from the building by a 
landscaped area at least five feet wide. However, since the design of the community 
building could change, a condition of approval is recommended to ensure that these 

iD 
standards are met through the building permit process (Condition 6). 

3 - - b. Additional Requirement for New Development and Additional List of Options for 
.w 
c Expansions of a Commercial, Industrial, or Civic Structure, Consistent with Section 
Q) 4.10.70.01.d.l - New development shall comply with one of the following five 
E 
c options. Expansions in accordance with Section 4.10.70.01.c shall add this list of 
o choices to those presented in Section 4.10.70.03.a to obtain a larger list of options 
m w to comply with the requirements of Section 4.10.70.01.d.l. 
tZ ' 

I Options: 

I. Drivewav Consolidation - Removal of at least one driveway through 
outright removal or access consolidation, such that the net number of 
driveways for the site is at least one less than prior existing conditions for 
the site. 

2. Landscape Buffer - Construction or expansion of a landscape buffer 
between the back of a sidewalk and existing vehicle parking or circulation 
areas. The constructed or expanded landscape buffer shall, when 
completed, be a minimum of 20 ft. wide. 

3. Reduced Parking - Establishment of an agreement that shares parking 
between the subject site and an abutting site and results in a reduction of 
total parking spaces for the subject site to 90 percent or less of the required 
minimum. Such shared parking agreements may be used, provided the 
applicant demonstrates an adequate supply of parking for each use. 
Identification of surplus parking during peak periods, or surplus capacity 
provided due to off-peak use, are methods sf demonstrating this adequacy. 

4. Covered Walkwavs - Installation of weather protection resulting in covered 
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pedestrian walkways between and around all buildings and between the 
primary building and adjacent public pedestrian facilities. 

5. Notarized Letter - Where development is proposed on property adjacent to 
existing five-lane arterial streets or highways, recording a signed and 
notarized letter with the Benton County Clerk from the owner of the 
development site agreeing not to oppose construction of a future median or 
pedestrian refuge. 

Most of the five options listed above are not attainable, based on the layout of the site 
and the location of the proposed community building on the site. The standards above 
are designed for sites that are more fully developed with commercial, industrial, or civic 
uses, not for this type of development, which contains a small civic use amongst a 
primarily residential development. However, the applicant has requested to utilize on- 
street parking to satisfy the parking requirement of the community building. Staff 
support this request, as is more fully explained in the parking section of this staff report. 
The request to reduce parking is consistent with the provisions of subsection 3 above. 
As explained in the parking discussion, the request to allow on-street parking could not 
be approved if the availability of surplus parking along the public streets within the 
development had not been established. Public streets within the development will r- 
contain a surplus of available parking spaces. Consequently, this standard is met. -? - - - 

4.10.70.04 - Vehicle Circulation and Design Standards .W r 
Q) 

a. Parking Lots - 2 E 
e, 

Parking lots shall be placed to the rear of buildings in accordance with 
m 

1. *., 

Section 4.10.70.02. Administrative exceptions to this standard are allowed 3 
based on the following provisions. To the extent that required parking 
cannot be located to the rear of the building due to other requirements of 
this Code or unusual site constraints, both of which are defined in the 
following paragraph, the amount of parking and vehicle circulation that 
cannot be accommodated to the rear of the building may be provided only 
to the side of the building. 

Other requirements of this Code may include, but are not necessarily 
limited to, significant Natural Resource and Natural Hazard provisions in 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions. Chapter 4.12 - 
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions; and Chapter 4.1 - Parking, Loading, and 
Access Requirements. Unusual site constraints may include parcels 
fronting more than two streets, irregular lot configuration, weak foundation 
soils, or other physical site factors that constrain development when 
considered with Building Code requirements. 

b. Corner Parcels - Parking areas shall not be located within 30 ft. of a roadway 
intersection, as measured Prom the center of the curb radius to the edge of the 
parking area's curb or wheel stop. 
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c. Parking Lot Access - Commercial driveway approaches shall be used to access 
parking lots from public streets. Parking lot approaches shall be located no closer 
than 50 ft, from local street intersections, as measured from the intersection of two 
rights-of-way lines. Approaches on collector and arterial streets shall comply with 
parking lot approach standards provided in Chapter 4.1 - Parking, Loading, and 
Access Requirements. 

As noted above, the required parking associated with the community building is 
proposed to be located along the north curb of Sorrel Place. Therefore, none of the 
criteria cited above are applicable because a parking lot is not being created. 

4.10.70.05 - Standards and Menus for Pedestrian Features and Design Variety 

a. Pedestrian Amenities Standards 

Weather Protection -Where new commercial and civic development is 
constructed immediately adjacent to (abutting) street sidewalks or 
pedestrian plazas, a minimum six-ft.-wide, weather-protected area, 
protected by such elements as awnings or canopies, shall be provided and 
maintained along at least 60 percent of any building wall immediately 
adjacent to the sidewalks andlor pedestrian plazas. An additional 
requirement shall include a minimum eight-ft. vertical clearance between 
the sidewalk and the lowest portion of the weather protection. This vertical 
clearance shall be nine ft. for balconies. These requirements are shown 
below in Figure 4.10-22 -Weather Protection. 

2. Pedestrian Amenitv Reauirements - All new development and substantial 
improvements shall provide pedestrian amenities as defined by this 
Section. The number of pedestrian amenities provided shall comply with 
the following sliding scale: 

Size of Structure or Substantial Number of 
Improvement Amenities 

< 5,000 sq. ft. 1 

> 50,000 sq. ft. 4 

3. Acceptable Pedestrian Amenities - Acceptable pedestrian amenities ineiude 
the items iisted below, some of which are shown in Figure 4.10-23 - 
Pedestrian Amenities: 

a) Sidewalks with ornamental treatments, such as brick pavers, or 
sidewalks 50 percent wider than required by this Code; 

b) Sidewalk planters with benches and publk outdoor seating; 

c) Significant public art, such as sculpture, fountain, clock, mural, 

Seavey Meadows (PLD08-00001, SUB08-00001) Page48of 113 



etc.; 

d) Mini parks or plazas that provide a minimum usable area of 300 sq. 
ft.); and 

e) Street trees of a caliper 50 percent wider than required by this Code. 
This approach may include preservation of healthy mature trees 
adjacent to the street sidewalk. 

4. Accessibility of Pedestrian Amenities - Pedestrian amenities shall be visible 
and accessible to the general public from an improved street. Access to 
mini parks, plazas, and sidewalks shall be provided via a public right-of- 
way or a public access easement. 

While the community building could be accessed from public sidewalks along Jasper 
Street and Sorrel Place, the building is not abutting those sidewalks because of the 
required 7-foot-wide utility easement required along both streets. Thus, weather 
protection is not required along the corresponding building elevations. The community 
building is primarily used by residents within the development and will have covered 
porches for enhanced weather protection at all three entrances. 

The proposed community building has a gross floor area of 1,700 square feet, which 
results in the requirement of providing one pedestrian amenity. The 6,800 square foot a3 

=? 
common green area west of the building provides a sizable "mini park," along with a - - - 
playground, to serve patrons of the community building. Based on this analysis, the CI 

c 
pedestrian amenity requirement has been met. E 

s 
b. Design Standards and Design Variety Menus e> 

a 

1. Encroachments - Special architectural features, such as bay windows, 2 
decorative roofs, and entry features may, with City Council approval, 
project up to three ft, into public rights-of-way, provided that they are not 
less than nine ft. above the sidewalk. Trellises, canopies and fabric 
awnings may project 6.5 ft. into setbacks and public rights-of-way, provided 
that they are not less than eight ft. above the sidewalk. No such 
improvements shall encroach into alley rights-of-way. 

LoadinnlService Facilities - Loading and service areas such as trash 
enclosures shall be located to minimize conflicts with public pedestrian 
areas; screened in accordance with Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting; designed to provide convenient access for trucks; 
and designed to minimize noise and other impacts with adjoining uses. 
Service areas shall be located to the back or sides of buildings, or in alleys 
where available. Loading dock doors are encouraged to be placed in 
recessed areas or between buildings to minimize impacts to the pedestrian 
and human-scale aspects of the development. 

3. Roof-mounted Equipment - Roof-mounted equipment, sueh as heati~tg, 
ventilation, and air conditioning equipment, shall be screened. Screening 
features shall be at least equal in height to the equipment, compatible with 
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roof lines, and constructed of materials used in the building's exterior 
construction. Screening features include such elements as a parapet, wall, 
or other sight-blocking feature, etc. The roof-mounted equipment shall be 
painted to match the roof. 

4. Sisn Standards 

a) Pole-mounted, freestanding signs are prohibited in Neighborhood 
Center (NC) Zones. 

b) Blade signs placed under awnings are allowed along Shopping 
Streets. 

C) Remaining sign provisions are in accordance with Chapter 4.7 - 
Sign Regulations. 

5. Linhtina Standards - Lighting shall be provided consistent with the lighting 
provisions in Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting. 

None of the architectural features of the proposed community building will encroach into 

5 the adjacent public rights-of-way. The refuse enclosures located along the private alley 
- - - to the north of the building will be used to collect trash generated at the community 
.c, building. These facilities will be screened consistent with standards from LDC Chapter 
c 

i! 4.2, as discussed above. Roof-mounted equipment is not proposed in conjunction with 
I= the community building. - 
0 
rn 
.c, 

ti A single sign is proposed for the entire development and will be located along Conser 
Street, immediately west of the Jasper Street intersection. The sign will be consistent 
with applicable standards from LDC Chapter 4.7. Compliance with lighting standards is 
addressed later in this staff report. Findings from that discussion are incorporated by 
reference as findings under the above criteria. The above criteria are met 

6. Windows - The provisions in this Section shall apply to placement and type 
of windows. Figure 4.10-24 -Windows and Glass Doors on Street-facing 
Facades is provided for context. 

a) Ground Floor Windows and Doors - Except for the Neighborhood 
Center (NC) Zone, which is addressed in "c," below, a minimum of 
60 percent of the length and 25 percent of the first 12 ft. in height 
from the adjacent grade of any street-facing facade shall contain 
windows andlor glass doors. An exception may be granted if the 
expansionlenlargement is for space neither adjacent to a street nor 
open to customers or the public. Additional requirements for 
windows shall include the following: 

1) Ground floor windows shall be framed by bulkheads, piers, 
and sills such as are used in a recessed window, where 
applicable. Ground floor windows shall also have a Top 
Treatment such as a hood, awning, or a storefront cornice 

Seavey Meadows (PLD08-00001, SUB08-00001) 



separating the ground floor from the second story. 
Alternatively, all ground floor windows shall provide a 
minimum three-in.-wide trim or recession. The Base 
Treatment standards under Section 4.10.70.05.b.7.d, below, 
and the Top Treatment standards under Section 
4.10.70.05.b.7.eY below, shall be used as a guide for 
providing bulkheads and cornices that meet this standard. 

2) Window Type - Ground floor windows used to comply with 
"a," above, shall meet all of the following standards: 

a. Opacity of greater than 60 percent prohibited for any 
required window; and 

b. Ground floor windows shall allow views from 
adjacent sidewalks into working areas or lobbies, 
pedestrian entrances, or display windows set into 
the wall. Display cases attached to the outside wail 
do not qualify. The bottom of windows shall be no 
more than four ft. above the adjacent exterior grade. 

The south and east elevations of the proposed community building will face public 
streets. The placement, style, and design of windows along these elevations is 

6 

consistent with many of the standards cited above from Section 4.10.70.05.b(6). The - 9 
windows will occupy at least 25 percent of the first 12 feet in height from grade of each - - 

c., 

elevation. On the east elevation the windows are framed by the transition in siding s 
materials and the support posts of the covered front porch, while on the south elevation, 
windows are framed by the roof eaves and eave brackets, as well as by vertical breaks 

i! 
0 

in the roof line. These methods of framing the windows are appropriate for the m 

residentially-influenced architectural style of the proposed building. All of the windows 8 
will be completely transparent and allow visibility into the building from adjacent 
sidewalks. 

Staff note that the floor plan of the proposed building does not allow windows to be 
placed along 60 percent of the applicable building elevations. Portions of the floor area 
dedicated to a restroom and storage areas preclude the introduction of either more or 
larger windows along the east elevation, which currently has windows and doors along 
28 percent of its length. On the south elevation, approximately 43 percent of the 
building wall is occupied by windows and doors. To achieve 60 percent, another 10 
feet of wall area would need to contain windows or doors. The floor plan of the building 
does not allow for this increase. 

Although the community building could be redesigned to comply with the standard, a 
commercial storefront-type building would not be appropriate in the residential context 
of this development. Although the use of the building is classified as civic in nature, its 
actual use patterns will be more similar to that 04 the associated residential buildings 
and not those of a typical civic use, such as a government building, a library, or a 
fraternal organization. The applicant has designed the structure to be compatible with 
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the proposed residential structures and to contribute to the residential character of the 
development. The applicant has requested that the window coverage standards 
applied through Section 4.10.60.04.d(5) (multifamily PODS window coverage) be 
applied to this building as well. This standard requires that 20 percent of building 
facades that face public streets contain windows or doors, which is achieved along the 
east and south elevations of the community building. Staff support the requested 
variation and find the enhanced compatibility of the community building design to be a 
compensating benefit for the variation from the standard. A condition of approval is 
recommended to memorialize this determination (Condition 6). 

7. Design Varietv Menu - Each structure shall incorporate a minimum of three 
of the following five building design features. The applicant shall indicate 
proposed options on plans submitted for building permits. While not all of 
the design features are required, the inclusion of as many as possible is 
strongly encouraged. 

a) Buildina Walls - Building walls in excess of 30 ft. in length shall not 
exceed a heighffwidth ratio of 1:3 without a change in height of at 
least four ft., as addressed below in Figures 4.10-25A through C - 
Building Walls. 

b) Maximum Wall Segments -All building wall segments on all sides of 
buildings visible from public areas or adjacent uses shall be a 
maximum of 30 ft. in length. Building wall segments shall be 
distinguished by architectural features including at least one of the 
following: columns, reveals, ribs or pilasters, piers, recesses, or 
extensions. The segment length may be increased to a maximum of 
60 ft. if the segment contains integral planters, public art, or 
permanent seating such as a seating wall, that conform to the 
accessibility standards in Section 4.10.70.05.a.4. 

C) Entrances - Primary building entrances shall be clearly defined by 
recess or projection, and shall be framed by a sheltering element 
such as an awning, overhang, arcade, or portico. 

d) Base Treatments - A recognizable Base Treatment consisting of at 
least one of the following: 

1) Thicker walls, such as a bulkhead, ledges, or sills as viewed 
from the exterior of the building; 

2) Integrally textured materials such as stone, stucco, or other 
masonry; 

3) Integrally colored and patterned materials such as smooth- 
finished stone or tile; 

4) Lighter or darker colored materials, Mullions, or panels; 

5) Detailing such as scoring, ribbing; moldings, or 
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ornamentation; or 

6) Planters integral to the building. 

e) Top Treatments - A recognizable Top Treatment consisting of at 
least one of the following: 

1) Cornice treatments, other than colored stripes or bands 
that are integral to the building design. Materials such as 
stone, masonry, brick, wood, galvanized and painted metal, 
or other colored materials shall be used; 

2) Sloping roof (4:12 or greater) with overhangs. Overhangs 
may be boxed with moldings such as Modillions, Dentils, or 
other moldings, as applicable; or contain brackets; or 

3) Stepped parapets. 

Consistent with the options provided above, the proposed community building will have 
wall segments that are less than 60 feet long and interrupted by horizontal offsets of 
approximately seven feet in depth. Foundation landscaping is proposed along these 
segments of the building to buffer its overall length. Entrances provided along the east 
and south elevations are proposed to be covered by a framed overhang with a gabled c3 

roof. This same roof pattern is continued across the entire structure and will have a 
'9 - - - 

minimum pitch of 6:12. However, since the design of the community building could 
+a s 

change, a condition of approval is recommended to ensure that these standards are 
met through the building permit process (Condition 6). E 

s 
0 
(ZI 
.w 

Conclusion Recjardinq Development Standards and Requirements 3 

As conditioned, the applicable development standards and requirements of the RS-12, 
Medium-High Density Residential zoning district have been met. 

LAND DEVELOPMENT CODE CHAPTER 4.6 - SOLAR ACCESS 

Applicable Land Development Code Requirements: 

Section 4.6.30 - PERFORMANCE STANDARDS 

Residential Subdivisions and Planned Developments on parcels of more than one acre 
shall be designed so that Solar Access Protection, as defined in Chapter 1.6 - Definitions, 
is available consistent with the following: 

a. No reduction in Solar Access at ground level of the south face of existing 
residential buildings adjacent to the development; 

b. Within Residential Subdivisions, a minimum of 80 percent of contain 
sufficient eastlwest dimension to allow orientation of the following 
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minimum ground floor lengths of a building to use solar energy: 

I. 30 lineal ft. per unit for Single-family Detached dwelling units; and 

2. 15 lineal ft. per ground floor unit for dwelling units other than 
Single-family Detached dwelling units. 

In Planned Developments, a minimum of 80 percent of the buildiners 
contain: 

1. Sufficient eastlwest dimension to allow the following minimum 
ground floor lengths of the building to use solar energy: 

a) 30 lineal ft, per unit for Single-family Detached dwelling 
units; and 

b) 15 lineal ft. per ground floor unit for dwelling units other 
than Single-family Detached. 

2. Additionally, for Single-family Detached dwelling units, a minimum 
of I00  sq. ft. of roof area, for the dwelling unit andlor the garage, 
which could allow the utilization of solar energy. 

C1 
E 
Q) 

E 
The applicant has completed a solar access study for the proposed development, 

s (Attachment M (Sheets N-I, N-2)). The applicant's solar access study demonstrates 
0 
6s 
C, 

that Solar Access Protection is achieved for at least 80 percent of the single family 
3 dwellings by preserving solar exposure for 30 lineal feet of the ground floor of each 

structure. The additional requirement of retaining a minimum roof area of at least 100 
square feet for solar access is also achieved for these structures. 

The solar access study also demonstrates that Solar Access Protection is 
accomplished for 80 percent of the duplex, triplex, and multiplex buildings at a rate of 
15 lineal feet per ground floor unit. The solar access study also demonstrates that solar 
access for the existing fourplex on the site will not be compromised by the proposed 
development. There is no other existing adjacent residential development that would 
have its solar access affected by the proposed development. This standard is met. 

Section 2.5.40.04 - COMPLIANCE WITH PLANNED DEVELOPMENT 
COMPAT1BlLITY FACTORS 

A~~ l i cab le  Land Development Code Requirements: 

2.5.40.04 - Review Criteria 

Requests for the approval of a Conceptual Devetopment Plan shall be reviewed to ensure 
consistency with the purposes of this Chapter, policies and density requirements of the 
Comprehensive Plan, and any other applicable policies and standards adopted by the City 
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Council. The application shall demonstrate compatibility in the areas in "a," below, as 
applicable, and shall meet the Natural Resource and Natural Hazard criteria in "b," below: 

a. Compatibility Factors - 
I. COMPENSATING BENEFITS FOR THE VARIATIONS BEING REQUESTED: 

The applicant has requested a number of variations from standards. Following is a 
discussion of the requested variations and compensating benefits. In addition to the 
variations requested by the applicant, Staff have identified a few additional criteria for 
which variations would be necessary. These variations are also discussed at the end of 
this section. 

Code Variation Reauested: 

LDC Section 4.2.30(a!, Table 4.2-2 - The easterly private alley that provides access to 
the off-street parking spaces for Buildings 8, 9, 10 and 11 does not include the requisite 
number of parking lot trees at either ratio listed in Table 4.2-2. -1. Large canopy trees 
are required at a ratio of one tree for each 12 vehicle parking spaces. Twenty-four 
vehicle parking spaces are proposed adjacent to the easterly alley. This would require 
two large canopy parking lot trees. 

Compensating Benefits: 
+-, 
s 

Rather than installing medium canopy trees in planters between parking spaces, the Q) 

applicant proposes to plant large canopy trees behind the pedestrian walkway, as E 
6 

shown on submitted landscape plans. k;, w 
+-, 

Analysis 
2 

Although parking lot landscaping is usually provided within parking lot islands, 
landscaping along the perimeter of parking lots is also allowed, so long as it would 
provide shading and aesthetic benefits to the parking lot area. The applicant has 
located a 7 112-foot wide sidewalk immediately adjacent to the easterly parking lot area. 
This is necessary to accommodate pedestrians traveling to and from vehicles. If a 
curbside planting strip were required, vegetation within the planting strip would be 
damaged by frequent foot traffic. The applicant's landscape plans show three large 
canopy trees and five medium canopy trees along the edge of the adjacent sidewalk 
that would provide shading and aesthetic benefits to the parking lot area, in compliance 
with the above standard. A variation to this requirement is not necessary. 

Code Variation Reauested: 

LDC Sections 4.1.20.i.l (a) - Each unit of the three triplexes accessed from the westerly 
private alley in Phase 2 generates a minimum vehicular parking demand of 2.5 spaces, 
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for a total of 23 spaces. Due to the project's proximity to a transit route, the applicant 
requests a 10% reduction, resulting in 21 required parking spaces. Eighteen of these 
required parking spaces will be provided in either a single-car garage or a private 
driveway associated with each unit. However, three of the required spaces are 
proposed to be accommodated along the public right-of-way for Sorrel Place. 

Compensatinq Benefits: 

The applicant notes that Sorrel Place is a dead-end street that does not extend beyond 
the boundaries of the site. No other properties abutting the street are currently 
developed or likely to be developed in the future due to surrounding locally protected 
wetlands. Therefore, relocating these required parking space to the public right-of-way 
will not cause compatibility conflicts or traffic circulation issues. Regardless, the 
applicant will install "No Parking" signs along the south side of Sorrel Place to ensure 
that 20 feet of the 28-foot wide paved surface remains available for vehicular 
circulation. 

Analysis 

With the south side of Sorrel Place posted "no parking," the amount of available on- 
street parking on the north side of the street is approximately 22 spaces (each parallel 
parking space requires 22 feet). Some additional on-street parking will also be 
available on Jasper Street, which will be widened to a standard 50-foot right-of-way 
width. Allowing three required spaces to be located on Sorrel Place will not significantly 
reduce the amount of available on-street parking on Sorrel Place and will be consistent 
with the direction of Comprehensive Plan Policies 4.10.6 and 7.5.5, which call for 
reducing unnecessary amounts of impervious surface area within developments in 
Corvallis. Staff support approval of the requested variation. 

Code Variation Requested: 

LDC Section 4.1.20.j.l (b) - The 1,700 square-foot community building generates a 
minimum vehicular parking demand of 9 spaces. The applicant requests that the local 
street, Sorrel Place, be allowed to accommodate these spaces rather than providing 
them on the development site. 

Com~ensating Benefits: 

The applicant notes that Sorrel Place is a dead-end street that does not extend beyond 
the boundaries of the site. No other properties abutting the street are currently 
developed or likely to be developed in the future. Therefore, relocating these required 
parking space to the public right-of-way will not cause compatibility conflicts or traffic 
circulation issues. Regardless, the applicant will install "No Parking" signs along the 
south side of Sorrel Place to ensure that 20 feet of the 28-foot wide paved surface 
remains available for vehicular circulation. 
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Analvsis 

Staff note that the community building is primarily designed to serve residents of the 
development. The building may be used occasionally for meetings of outside parties, 
but the primary use of the building will be to serve residents, who would not drive 
vehicles to the community building. Although the LDC nominally requires nine parking 
spaces to serve a civic building of this type, it would be wasteful and inconsistent with 
the direction of Comprehensive Plan Policies 4.10.6 and 7.5.5 to require an additional 
parking lot to be constructed to serve occasional visitors from outside the development. 
As discussed above, there will be adequate on-street parking on Sorrel Place to 
accommodate occasional visitors to the community building. However, to better serve 
residents of the development, who would be more likely to bicycle to the community 
building, and to compensate for the lack of on-site vehicle parking, a condition of 
approval is recommended to require additional bicycle parking facilities at the 
community building (Condition 10). As conditioned, Staff support approval of the 
requested variation. 

Code Variation Requested: 
E- 

LDC Section 4.4.20.03(b) - With the exception of lots created for buildings 17 and 18 '=T - - 
(detached homes), each of the proposed lots fronts on a public street other than an - 

.6* 

alley for a distance of at least 25 feet. c 
s! 

Compensatinu Benefits: 

Lots 17 and 18 will front on Tract 'C', which also abuts the public right-of-way for Sorrel 2 
Place. The applicant will record a reciprocal access and maintenance easement over 
Tract 'C' to ensure access to these lots is protected. 

Analvsis 

Tract C serves two purposes: to provide a basketball sport court for the benefit of the 
residents of the development, and to provide adequate area for fire apparatus to 
turnaround, if necessary. Because of these two uses, no vehicles should be allowed to 
park in the sport court area, and it would serve a function similar to a public street. A 
condition of approval is recommended to ensure that vehicles are not parked in the 
sport court area (Condition 11). As conditioned, Staff support the proposed variation 
to the standard. 

Code Variation Requested: 

LDC Section 4.1 0.70.05.b(6) - The applicant requests that the window coverage 
standards applied through Section 4.1 0.60.04.d(5) (multifamily PODS window 
coverage) be applied to the community building as well. 
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Compensatinq Benefits: 

Although the use of the community building could be classified as being civic in nature, 
its actual use pattern will be more similar to that of the associated residential buildings 
and not those of a typical civic use (e.g., a government building, a library, or a fraternal 
organization). The applicant has designed the structure to be compatible with the 
proposed residential structures and to contribute to the residential character of the 
development. The residential window coverage standard requires that only 20 percent 
of building facades facing public streets contain windows or doors. Elevations of the 
community building exceed this requirement by at least 40 percent. 

Analvsis 

Although the community building could be redesigned to comply with the standard, a 
commercial storefront-type building would not be appropriate in the residential context 
of this development. Although the use of the building is classified as civic in nature, its 
actual use patterns will be more similar to that of the associated residential buildings. 
The applicant has designed the structure to be compatible with the proposed residential 

9 2 structures and to contribute to the residential character of the development. The 
- - applicant has requested that the window coverage standards applied through Section 
.I - - 4.10.60.04.d(5) (multifamily PODS window coverage) be applied to this building as well. 
!! - - This standard requires that 20 percent of building facades that face public streets - contain windows or doors, which is achieved along the east and south elevations of the 
3 
m community building. Staff support the requested variation and find the enhanced 
5 
X compatibility of the community building design to be a compensating benefit for the 

variation from the standard. A condition of approval is recommended to memorialize 
this determination (Condition 6). 

Code Variation Requested: 

LDC Section 4.0.60.i.2[f) - Unless a garage accessed from an alley is oriented to the 
alley from zero to 45 degrees, the face of the garage must comply with the applicable 
setback distances. The garage of the northeast unit of the existing attached dwellings 
does not satisfy this exception. Therefore, the applicant requests a variance to the 
minimum rear yard setback distance along the east elevation of this unit. 

Com~ensatinq Benefits: 

The applicant notes that the need for this variance results from proposing to construct a 
five-foot wide sidewalk and a six-foot wide planter strip along the west side of the 
abutting alley. 'These features are not typical of an alley and are not required by the 
LDC. However, the applicant desires to facilitate safe pedestrian circulation through 
this portion of the site. 
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Analvsis 

The standard in LDC Section 4.0.60.j.2(f), states "Garages adjacent to two-way alleys 
shall be located no closer than 14 ft. from the centerline of the alley unless they are 
angled from the alley zero degrees to 45 degrees ...." The subject garages are located 
at 90 degrees from the alley, but are located more than 20 feet from the centerline of 
the alley. Consequently, no variation to the alley standard is necessary in this instance. 
The proposed development complies with the applicable LDC requirement. However, 
Staff are concerned that the proposed new sidewalk adjacent to the existing garages 
could create conflicts between pedestrians and vehicles due to limited site distance. 
Therefore, Staff recommend a condition of approval to eliminate the sidewalk, which is 
not required by the Land Development Code (Condition 22). This issue is discussed in 
more detail later in the Pedestrian Circulation portion of this staff report. 

Code Variation Requested: 

LDC Section 4.0.60.i.2.(b) - Due to the existing public street pattern and the need to 
provide two points of connection with these public streets, the westerly alley is more 
than 350 feet long. 

Compensatinu Benefits: 
L 

The applicant notes that while the westerly alley is longer than 350 feet, pedestrian 
pathways provided between Sorrel Place and the east-west portion of the alley reduce 

E 
E 
0 

the total distance that must be traveled to reach a public street. Additionally, it won't 6CI 

always be necessary for vehicles to travel the entire length of the alley to reach a street. 3 
By designing the alley with a pavement width of 24 feet and providing parking spaces 
along its length, motorists would be able to turn their vehicles around and return to the 
same street from which they'd originally accessed the alley. The maximum distance 
traveled in such a scenario would be no more than 260 feet. 

Analvsis 

Vehicular access and emergency access to the development will not be compromised 
by the proposed variation to the standard. The proposed 24-foot wide alley will 
adequately accommodate two-way traffic. The proposed network of pedestrian paths 
and sidewalks on the site will facilitate access where a street might alternatively provide 
access. Because there is no negative impact resulting from the requested variation, 
Staff support the requested variation to the standard. 

Code Variation Requested: 

LDC Section 4.120.i.l(b) - Required vehicular parking spaces are to be provided on the 
development site of the primary structure. The parking spaces required for each of the 
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duplex units are proposed to be situated adjacent to the easterly private alley. Some of 
the parking spaces serving the duplex units will be provided on the duplex lots, in a 
parallel-parked configuration to the north of the units; however, some of the spaces 
necessary to serve the duplexes will be located in parking spaces adjacent to the 
easterly alley, contained within Lots 7 and 10. 

Compensating Benefits: 

The private alley will be constructed in a separate tract, which will be owned by the 
applicant along with each of the duplex buildings, so even though the parking spaces 
will not be on the same lot as the primary dwelling, they will be controlled by the same 
owner. Additionally, a public access and maintenance easement will be recorded over 
the alley so that these spaces remain available to residents of the duplexes. 

Analysis 

The applicant will retain ownership and control of the land on Lot 7 and of the entirety of 
development on Lot 10. Since the parking spaces will remain under the control of 
Willamette Neighborhood Housing Services (WNHS), to serve WNHS units, no conflict 
is anticipated. Staff support the requested Code variation. 

Code Variation Requested: 

LDC Section 4.1 0.60.01 .b - For sites with less than 100 ft. of public or private street 
frontage, at least 40 percent of the site frontage width shall be occupied by buildings 
placed within the maximum setback established for the zone. Lot 10 contains 
approximately 44 feet of street frontage on Conser Street. However, no portion of any 
building is proposed within the 25-foot maximum setback from Conser Street. 

Compensatinq Benefits: 

The odd configuration of Lot 10 allows for the preservation of wetlands to the north of 
the lot. In addition, access must be provided to the existing fourplex to the west of Lot 
10. Protecting wetlands and accommodating existing development patterns are 
compensating benefits of the variation to the standard. 

Analysis 

Lot 10 is oddly configured to avoid a wetland area located to the north of the lot. If 
there were not a wetland in this area, it would be possible to layout Lot I 0  with a large 
amount of frontage on Conser Street, with buildings located as required by LDC 
4.10.60.01 .b. Additionally, the 44-feet of Lot 10 that abuts Conser Street is adjacent to 
the existing fourplex to the west. A private alley has been proposed to continue to 
provide access for two of the existing fourplex units, as well as to serve the new 
development. The resulting portion of Lot 10 that fronts on Conser Street does not lend 
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itself well to building placement. In lieu of this, the applicant has designed a pedestrian- 
oriented common green area to provide a pedestrian focus for Buildings 10 and 11. For 
these reasons, Staff support a variation to the subject Code standard. 

Code Variation Reauested: 

LDC Section 4.10.60.01 .a - For triplexes, fourplexes and other multi-family housing 
types, primary building entrances shall face the streets or be directly accessed by a 
sidewalk or multi-use path less than 200 feet long, If fourplexes are constructed on Lot 
10 instead of quads, Units 33 and 34 will be more than 200 feet, in pedestrian travel 
distance, from the sidewalk along Conser Street, which is the nearest public street. 
Unit 33 would be approximately 230 feet from the sidewalk and Unit 34 would be 
approximately 210 feet from the sidewalk. 

Compensatinq Benefits: 

Lot 10 has been configured to work around an existing wetland to the north, which 
eliminates the possibility of more direct pedestrian access to the sidewalk along Conser 
Street. The pedestrian-oriented design of the fourplex development, surrounding a 

h" 
common green, provides a compensating benefit as well. Y - - - 
Analvsis rO-, 

c 
a, 
C 

Although it might be possible to develop a pedestrian connection less than 200 feet 
long between Units 33 and 34 and the sidewalk along Sorrel Place to the south, this 
connection would serve little purpose, as there isn't anticipated to be a need for 
pedestrians to travel frequently between these two areas. Similarly, to alter the site 
design in an attempt to move all fourplex units within 200 feet of the sidewalk along 
Conser Street would disrupt the proposed orientation of the units around Common 
Green #2. It is not possible to build fewer dwelling units and achieve the minimum 
density requirement for the development. Because the pedestrian travel distance from 
Units 33 and 34 is not significantly more than the 200 feet allowed by the LDC, Staff 
support a variation to the standard, with compensating benefits of wetlands protection 
and pedestrian-oriented design. 

Conclusion 

Staff find that the compensating benefits to be provided will adequately offset the 
impacts of the requested variations to standards. Staff find that this criterion is met. 

2. BASIC SITE DESIGN (THE ORGANIZATION OF USES ON A 
SITE AND THE USES' RELATIONSHIPS TO NEIGHBORING 
PROPERTIES); 

Applicable Comprehensive Plan Policies: 
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3.2.1 The desired land use pattern within the Corvallis Urban Growth Boundary will emphasize: 

A. Preservation of significant open space and natural features; 

B. Efficient use of land; 

C. Efficient use of energy and other resources; 

D. Compact urban form; 

E. Efficient provision of transportation and other public services; and 

F. Neighborhoods with a mix of uses, diversity of housing types, pedestrian 
scale, a defined center, and shared public areas. 

3.2.3 The City shall address compatibility conflicts through design and other transitional 
elements, as well as landscaping, building separation, and buffering. 

9.2.1 City land use decisions shall protect and maintain neighborhood characteristics (as 
I defined in 9.2.5) in existing residential areas. 

9.2.2 In new development, City land use actions shall promote neighborhood characteristics (as 
defined in 9.2.5) that are appropriate to the site and area. 

9.2.4 Neighborhoods shall be pedestrian-oriented. Neighborhood development patterns shall 
give priority consideration to pedestrian-based uses, scales and experiences in 
determining the orientation, layout, and interaction of private and public areas. 

9.2.5 Development shall reflect neighborhood characteristics appropriate to the site and area. 
New and existing residential, commercial, and employment areas may not have all of these 
neighborhood characteristics, but these characteristics shall be used to plan the 
development, redevelopment, or infill that may occur in these areas. These neighborhood 
characteristics are as follows: 

A. Comprehensive neighborhoods have a neighborhood center to provide 
services within walking distance of homes. Locations of comprehensive 
neighborhood centers are determined by proximity to major streets, transit 
corridors, and higher density housing. Comprehensive neighborhoods use 
topography, open space, or major streets to form their edges. 

B. Comprehensive neighborhoods support effective transit and neighborhood 
services and have a wide range of densities. Higher densities generally are 
located close to the focus sf essential services and transit. 

C. Comprehensive neighborhoods have a variety of types and sizes of public 
parks and open spaces to give structure and form to the neighborhood and 
compensate for smaller lot sizes and increased densities. 

D. Neighborhood development provides for compatible building transitions in 
terms of scale, mass, and orientation. 

E. Neighborhoods have a mix of densities, lot sizes, and housing types. 
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F. Neighborhoods have an interconnecting street network with small blocks 
to help disperse traffic and provide convenient and direct routes for 
pedestrians and cyclists. In neighborhoods where full street connections 
cannot be made, access and connectivity are provided with pedestrian and 
bicycle ways. These pedestrian and bicycle ways have the same 
considerations as public streets, including building orientation, security- 
enhancing design, enclosure, and street trees. 

G. Neighborhoods have a layout that makes it easy for people to understand 
where they are and how to get to where they want to go. Public, civic, and 
cultural buildings are prominently sited. The street pattern is roughly 
rectilinear. The use and enhancement of views and natural features 
reinforces the neighborhood connection to the immediate and larger 
landscape. 

H. Neighborhoods have buildings (residential, commercial, and institutional) 
that are close to the street, with their main entrances oriented to the public 
areas. 

1. Neighborhoods have public areas that are designed to encourage the 
attention and presence of people at all hours of the day and night. Security 
is enhanced with a mix of uses and building openings and windows that ca 
overlook public areas. y - - - 

J. Neighborhoods have automobile parking and storage that does not + 
C 

adversely affect the pedestrian environment. Domestic garages are behind 
houses or othetwise minimized (e.g., by setting them back from the front E 

G 
facade of the residential structure.) Parking lots and structures are located o 

m 
at the rear or side of buildings. On-street parking may be an appropriate w 

location for a portion of commercial, institutional, and domestic capacity. 3 
Curb cuts for driveways are limited, and alleys are encouraged. 

K. Neighborhoods incorporate a narrow street standard for internal streets 
which slows and diffuses traffic. 

L. Neighborhood building and street proportions relate to one another in a 
way that provides a sense of enclosure. 

M. Neighborhoods have street trees in planting strips in the public right-of- 
way. 

9.3.2 Where a variety of dwelling types are permitted by the development district, innovative site 
development techniques and a mix of dwelling types should be encouraged to meet the 
range of demand for housing. 

9.4.7 The City shall encourage development of specialized housing for the area's elderly, 
disabled, students, and other groups with special housing needs. 

9.5.1 The City shall plan for affordable housing options for various income groups, and assure 
that such options are dispersed throughout the City. 

9.5.2 The City shall address housing needs in the Urban Growth Boundary by encouraging the 
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development of affordable dwelling units which produce diverse residential environments 
and increase housing choice. 

The proposed site design generally complies with required site design elements such 
as building orientation and parking location. Where variations to these standards are 
requested, compensating benefits have been provided, as is discussed above. An 
internal pedestrian network is provided for, as required by LDC 4.10.60.06. The site 
design creates one additional access point on Conser Street, in addition to the existing 
connection at Jasper Street. The separation of the private alley from Jasper Street 
meets the City's spacing requirements. Two private alleys are proposed, both of which 
will be 24 feet wide, with no parking permitted within the alley itself. Because of the 
relative density of the proposed development and the potential for conflicts between on- 
street parking and fire equipment access needs, the 28-foot wide public streets (Jasper 
and Sorrel) are proposed to allow parking on only one side of the street. 

Fire Department comments on the proposed development are as follows: 

1. Private alleys shall be painted as fire lanes (red curbs with white lettering - NO 
PARKING - FlRE LANE). That marking should extend to both sides of the 
westerly private alley as it comes around to meet Sorrel Place. 

2. Sorrel Place and Jasper Street shall be restricted to allow parking only on one 
side of each street - along the north side of Sorrel Place and along the west side 
of Jasper Street. This restriction shall be indicated by signage along the south 
side of Sorrel Place and east side of Jasper Street stating "NO PARKING - FlRE 
LANE." 

A condition of approval is recommended to ensure that these issues are addressed with 
development (Condition 12). 

The proposed site design of the development is consistent with applicable 
Comprehensive Plan Policies. The proposed development provides a compact urban 
form and creates a neighborhood with a diversity of housing types, pedestrian scale, 
and shared public areas, consistent with Policy 3.2.7. Because of surrounding wetland 
areas that will be preserved, compatibility conflicts with adjacent existing development 
will be avoided, consistent with Policy 3.2.3. The site design accommodates the access 
needs of the existing fourplex, while expanding neighborhood qualities and housing 
variety on the site, consistent with Policies 9.2.1 and 9.2.2. The p r ~ p ~ s e d  devek3pment 
is pedestrian-oriented, consistent with Policy 9.2.4 and provides many of the 
neighborhood characteristics called for by Policy 9.2.5. Additionally, the proposed 
development makes use of innovative site development techniques and provides a mix 
of dwelling types, consistent with Policy 9.3.2. The incorporation of the "quad" units as 
a possible development option is consistent with Policy 9.4.7, which calls for the 
development of specialized housing for citizens with special housing needs, such as 
seniors. Finally, as an affordable housing development, the proposed development is 
consistent with Policies 9.5.1 and 9.5.2, which call for the provision of affordable 
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housing options dispersed throughout the City, which produce diverse residential 
environments and increase housing choices. 

As conditioned, the proposed site design complies with applicable Comprehensive Plan 
Policies and Land Development Code requirements. No compatibility conflicts are 
anticipated based on the site design of the proposed development. 

3. VISUAL ELEMENTS (SCALE, STRUCTURAL DESIGN AND 
FORM, MATERIALS, ETC.); 

The applicant has submitted sample plans and elevations for buildings on the 
development site to demonstrate how compliance with Chapter 4.1 0 (PODS), could be 
achieved. However, actual building designs may vary from those shown. Building 
locations will be as shown on the subdivision layout plan and buildings will be contained 
within the building envelopes shown on that plan. The number of bedrooms within units 
will remain as proposed and the parking serving each dwelling will remain as proposed. 
Additionally, compliance with Pedestrian Oriented Design Standards (PODS) will be 
required for all buildings on the site at the time sf building permit application, except for 
variations to those standards approved by this land use application (Condition 13). 
PODS requirements for all buildings on the site include requirements for building 

lk) 
orientation, pedestrian features, parking and garage placement, and design variety. 9 - 
These requirements will ensure that buildings on the site will be visually interesting and - - 
compatible with nearby residential development. 

.c, 
C 

Permitted building height in the RS-12 Zone is 35 feet. However, the applicant's 
t 
C 
0 

submitted designs show two story buildings that are no taller than 30 feet, as measured m 

at the highest point on the building. Because fire access road width requirements 2 
increase to 26 feet if buildings are taller than 30 feet, as measured at the highest point 
of the building, and because proposed fire access roads do not all comply with that 
standard, a condition of approval is recommended to require that no buildings on the 
site shall be taller than 30 feet, as measured at the highest point on the building 
(Condition 13). The nearest existing development to the proposed development site 
(excluding the fourplex on the site), is the single family residential neighborhood to the 
northeast. This neighborhood is zoned Low Density Residential with a Planned 
Development Overlay PD(RS-6). The maximum permitted building height within the 
RS-6 Zone is 30 feet. Consequently, the height of buildings within the Seavey 
Meadows development will be consistent with that allowed in the nearest residential 
neighborhood. Although RS-12 development is anticipated to be more dense than RS- 
6 development, attached townhouses (3 - 5 units), duplexes, triplexes, and fourplexes 
are all building types that are permitted in the RS-6 Zone. Since these are, for the most 
part, the types of buildings proposed within the Seavey Meadows development, these 
building types are consistent with development in the RS-6 Zone. The one building 
type that is not permitted in the RS-6 Zone, the five-piex units, are located in the 
southwest corner of the development, at the furthest separation from the low density 
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neighborhood to the northeast. 

Based on this analysis, and as conditioned, Staff find that the visual elements of the 
proposed development will be compatible with surrounding development. 

4. NOISE ATTENUATION; 

No undue noise impacts are anticipated from the proposed development. Any noise 
originating from the proposed development is anticipated to be similar to noises heard 
within other residential areas of the City (e.g. lawn mowers, children playing, etc.). This 
criterion is met. 

5. ODORS AND EMISSIONS; 

No unusual odors or emissions are anticipated from the proposed development. This 
criterion is met. 

6. LIGHTING; 

, Applicable Land Development Code Requirements: 

Section 4.2.80 - SITE AND STREET LIGHTING 

Pursuant to City Council Policy 91-9.04, "The City of Corvallis is  interested in well 
shielded, energy efficient street lighting sources that direct the light source downward 
where it i s  needed, not up or sideways where it is wasted and causes glare, light trespass, 

l 

and bright skies." 

A11 developers shall submit a proposed lighting plan for approval that meets the functional 
security needs of the proposed land use without adversely affecting adjacent properties or 
the community. This criteria is satisfied upon compliance with the provisions listed below 
and shall be substantiated by the applicant's submittal of the necessary information to 
demonstrate compliance, such as information including but not limited to manufacturers' 
specifications: 

a. For safety purposes, lighting shall be provided in all areas designed to include 
pedestrian activities, such as streets, sidewalks, multi-use paths, parking lots, 
buildings, and plazas. 

b. With the exception of lighting for public streets, which is maintained by the City 
through a contract with an electric company, all other lighting used to illuminate 
streets, buildings, sidewalks, multi-use paths, parking lots, plazas, or the 
landscape, shall be evaluated during the plan review process associated with 
requests for permits. 

c. Site lighting that may be confused with warning, emergency, or traffic signals is 
prohibited. 

d. Light sources shall be concealed or shielded to the maximum extent feasible to 
minimize the potential for glare and unnecessary diffusion on adjacent property. 
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Compliance with this provision shall be demonstrated by ensuring that, when 
evaluated from a point four ft, above the ground, bulbs of light fixtures are not 
visible from adjacent property. 

e. All new Subdivision street lights and future street-light luminaire replacements 
within the existing street-light system shall be flat-lens fully shielded luminaires. 

f. Standard placement of street lights shall be at intersections, in the middle of long 
blocks, and in dead end streets and long Cul-de-sacs. 

g- Background spaces such as parking lots shall be illuminated as unobtrusively as 
possible to meet the functional needs of safe circulation and of protecting people 
and property. Foreground spaces, such as building entrances and plaza seating 
areas, shall use local lighting that defines the space without glare. 

The applicant has submitted a site lighting plan for the proposed development that 
shows the ground illumination pattern for new private fixtures installed outside of 
buildings, around common green areas, and along the private alleys (Attachment M 
(Sheet M)). The applicant proposes 12-foot tall pedestrian-scale fixtures at the 
intersection of each alley with a public street and at the dead-end on Sorrel Place, 
within Tract 'C'. However, Public Works Staff have determined that these lights are not 
acceptable, and will require standard street lights in these locations (Condition 29). As 
noted on LDC 4.2.80.e, the new street lights shall have flat-lens fully shielded PI- 

luminaires. All other exterior lights proposed for non-public areas shall comply with the 9 - - 
m 

applicable requirements of LDC 4.2.80 (Condition 14). As conditioned, this criterion is C" 
met. 

7. SIGNAGE; 

The applicant is proposing to install one monument sign immediately west of the 
4 

intersection of Conser Street and Jasper Street (see Attachment A). The applicant 
has not provided information regarding the size or exact location of the sign. The 
applicant states that permits for the sign will be obtained prior to installation to ensure 
consistency with the applicable standards from LDC Chapter 4.7 (Sign Code). Per the 
standards in LDC 4.7.90.01 .a, permanent monument signs are allowed where a site's 
primary frontage exceeds 100 feet. The Seavey Meadows site has more than 100 feet 
of frontage on Conser Street. To ensure compliance with all applicable Sign Code 
requirements, a condition of approval is recommended for the monument sign 
(Condition 15). As conditioned, this criterion is met. 

8. LANDSCAPING FOR BUFFERING AND SCREENING; 

Applicable Comprehensive Plan Policies: 

5.3.1 To increase the aesthetic qualities of the community and enjoy the engineering and 
ecological benefits of trees, the City shall require developers to plant appropriate 
numbers and varieties of trees with all new development. Such standards shall be 
maintained in the Land Development Code. 

5.3.3 The City shall encourage the use of large-canopy trees. 
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The proposed development is consistent with Comprehensive Plan Policies 5.3.1 and 
5.3.3. As discussed below, the applicant has proposed planting an appropriate number 
and variety of trees within the development, as required by the Land Development 
Code. Additionally, the applicant has proposed planting large canopy trees in a number 
of areas where there is adequate space to support such a tree. 

A~plicable Land Development Code Requirements: 

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 

a. Tree Plantings - 
Tree plantings in accordance with this Section are required for all landscape areas, 
including but not limited to parking lots for four or more cars, public street 
frontages, private streets, multi-use paths, sidewalks that are not located along 
streets, alleys, and along private drives more than 150 ft, long. 

I. Street Trees - 

a) Along streets, trees shall be planted in designated landscape 
parkway areas or within areas specified in a City-adopted street tree 
plan. Where there is no designated landscape parkway area, street 
trees shall be planted in yard areas adjacent to the street, except as 
allowed elsewhere by "d," below; 

b) Along all streets with planting strips in excess of six ft. wide and 
where power lines are located underground, a minimum of 80 
percent of the street trees shall be large canopy trees; 

c) Planting strips on Local Connector and Local Streets shall be 
planted with medium canopy trees; and 

d) If planting strips are not provided on Arterial, Collector, and 
Neighborhood Collector Streets, an equivalent number of the 
required large and required medium canopy trees shall be provided 
in other locations within common open space tracts on the site, or 
within the front yard setback areas of the parcels and lots adjacent 
to the street. Such plantings in-lieu-of street trees shall be in 
addition to the mitigation trees required in Section 4.12.60; 

2. Along alleys, trees shall be planted on the sides of the alleys at a minimum 
of one tree per lot; and the trees shall be located within 10 ft. of the alley; 

3. Along sidewalks and multi-use paths not located along streets, a minimum 
five ft.-wide landscaping buffer is required on either side sf the facility. 
Examples of sidewalks and multi-use paths not located along streets 
include pedestrian and bicycle connections between Cut-de-sacs or 
between residential areas and neighborhood centers, etc. Within these 
buffers, trees shall be planted at least every 30 R., or as determined by the 
type of tree used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking 
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Lot Trees; 

4. Conditions of Approval for individual development projects may require 
additional tree plantings to mitigate removal of other trees, or as part of 
landscape buffering or screening efforts; 

5. The distance between required trees shall be determined by the type of tree 
used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking Lot Trees; 
and 

6. Trees in parking areas shall be dispersed throughout the lot to provide a 
canopy for shade and visual relief. 

Table 4.2-1 - Street Trees 

Medium-canopy trees: - Maximum 30 ft. on-center 
trees that normally reach spacing 
30-50 ft, in height within 
30 years 

Large-canopy trees: - Maximum 50 ft. on-center 
trees that normally reach 30-50 ft. spacing 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

Table 4.2-2 - Parking Lot Trees 

Medium-canopy trees: - Minimum one tree per eight cars 
trees that normally reach 30-50 ft. 
in  height within 30 years 

Large-canopy trees: - Minimum one tree per 12 cars 
trees that normally reach 30-50 ft. 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

j. Alley standards shall be as follows - 
2. Additional Standards for Allevs Servinn Residential Use Tvpes - 

c) Street trees shall be provided on either side of the al!ey tract, outside the tract, 
at the rate of one tree per lot, consistent with Chapter 4.2 - Landscaping, 
Buffering, Screening, and Lighting. Such street trees are also required in 
cases where the Director approves an exception to the requirement for the 
alley to be in a separate tract, for infill developments less than two acres in 
size; 

As a result sf the proposed development, most of the existing curbside sidewalks along 
Jasper Street, Sorrel Place, and Conser Street will be reconstructed as separated 
sidewalks. A new 12-foot wide planting strip and five-foot wide sidewalk will be installed 
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along the south side of Conser Street, from the intersection at Jasper Street to the westerly 
site boundary. The curbside portion of sidewalk along Conser Street abutting the existing 
fourplex on the site is proposed to remain in place. The fourplex is not part of the 
proposed development, and reconstruction of a setback sidewalk in this area may conflict 
with existing landscaping and other improvements in that area. A six-foot wide planting 
strip and a five-foot wide sidewalk will be constructed along both sides of Jasper Street, 
as well as along the north side of Sorrel Place. The applicant's submitted landscape plans 
show those areas will be landscaped with a combination of turf and appropriate street trees 
at the spacing distances noted in Table 4.2.-1 of Section 4.2.30. Large canopy trees are 
proposed in the 12-foot-wide planting strip areas along Conser Street, while medium 
canopy trees are proposed along Jasper Street and Sorrel Place. In accordance with LDC 
Section 4.2.30.a.1, Parts (a) and (d), one large canopy tree will be planted behind the 
sidewalk along Conser Street that is adjacent to Building 10. The applicant discussed with 
Staff whether street trees should be planted along the south side of Sorrel Place. Fencing 
is a necessary design element in this area to prevent easy encroachment into the protected 
wetland area to the south of the street. Approximately 5 feet of the site would remain on 
the south side of the street, and it was determined that, with fencing and adjacent 
wetlands, it would be difficult to maintain street trees in this area without potential negative 
impacts to the adjacent wetland. Consequently, no street trees are proposed on the south 
side of Sorrel Place. 

Several pedestrian walkways extend throughout the development. Landscape buffers at 
least five feet wide parallel these paths. Submitted landscape plans show that the requisite 
number of trees noted in LDC Section 4.2.30.a(3) will be planted along either side of the 
paths at the minimum spacing required, unless the pattern is interrupted by a building or 
other obstruction that would compromise the health of a tree at maturity. 

Two common parking areas are proposed as part of the private alleys that loop through the 
site. The westerly parking area includes planter islands that will contain medium and large 
canopy trees consistent with the requirements of LDC 4.2-2. However, in order to provide 
the minimum number of spaces required in the easterly parking area for the duplex and 
contemplated quad, or four-plex, dwellings, the applicant decided n ~ t  to include parking lot 
trees in islands. Rather, the applicant proposes to plant medium and large canopy trees 
behind the adjacent pathway, where space allows. Three large canopy and two medium 
canopy trees are proposed adjacent to the parking area, in compliance with the parking lot 
tree requirements. 

Both of the proposed private alleys will be situated in separate tracts. Trees are shown 
along both of the proposed private alleys as they loop through either portion of the site. 
Consistent with LDC Section 4.0.60.j.2.~~ at least one tree will be planted within each lot 
abutting the alleys, in an area adjacent to the alley. 

Although the applicant's submitted landscape plans generally demonstrate compliance with 
the standards discussed above, detailed landscape plans, as well as maintenance 
obligations, must be obtained in order to comply with the above LDC requirements. To 
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ensure compliance with these requirements, a condition of approval is recommended 
(Condition 4). 

Based on this analysis, and as conditioned, the applicant has demonstrated compliance 
with applicable street, alley, and parking lot tree requirements. 

Section 4.2.40 - BUFFER PLANTINGS 

Buffer plantings are used to reduce apparent building scale, provide a transition between 
contrasting architectural styles, and generally mitigate incompatible or undesirable views. 
They are used to soften rather than block viewing. Where required, a mix of plant materials 
shall be used to achieve the desired buffering effect. At minimum, this mix shall consist of 
trees, shrubs, and ground cover, and may also consist of existing vegetation, such as natural 
areas that will be preserved. 

At minimum, buffering is required in areas identified through Conditions of Approval, in areas 
required by other provisions within this Code, and in Through Lot areas, and as required 
below. 

Parking, Loading, and Vehicle Maneuvering Areas - 
a. Buffering is required for parking areas containing four or more spaces, 

T- 
loading areas, and vehicle maneuvering areas. Boundary plantings shall be 
used to buffer these uses from adjacent properties and the public right-of-way. 

9 - - - 
A minimum five-ft.-wide perimeter landscaping buffer shall be provided cI r 
around parking areas; and a minimum loft.-wide perimeter landscaping buffer 
shall be provided around trees. Additionally, where parking abuts this E 

C 
perimeter landscape buffer, either parking stops shall be used or planters o 
shall be increased in width by 2.5 ft. On-site plantings shall be used between + m 
parking bays, as well as between parking bays and vehicle maneuvering areas. 3 
Low-lying ground cover and shrubs, balanced with vertical shrubs and trees, 
shall be used to buffer the view of these facilities. 

Decorative walls and fences may be used in conjunction with plantings, but 
may not be used alone to comply with buffering requirements. 

b. In addition to any pedestrian refuge areas, each landscaped island within and 
around parking lot areas shall - 
I. Include one or more shade canopy trees; 

2. Be a minimum length of eight ft, at its smallest dimension; 

3. Include at least 80 sq. ft. of ground area per tree to allow for root 
aeration; and 

4. Include raised concrete curbs around the perimeter. 

c. Connecting waikways through parking lots shall have one or more canopy 
shade tree per 40 linear ft. Driveways to or through parking lots shall have 
one or more canopy shade tree per 40 linearft. on each side. These trees shall 
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be planted in landscape areas within five ft. of the walkways and driveways, 
respectively. 

The applicant's submitted landscape plans show buffer landscaping around parking areas 
for four or more vehicles, as required by the Code cited above. These landscaped areas 
are shown to contain shade trees and adequate soil area, and are of adequate size, per 
the above standards. However, detailed landscape plans are necessary to ensure that the 
specific types of landscaping proposed comply with the standards above, and a 
maintenance obligation is necessary to ensure that required landscaping will be maintain. 
To ensure compliance with these requirements, a condition of approval is recommended 
(Condition 4). 

The applicant proposes to install a densely planted landscape buffer in the area north of 
the three triplex buildings, which has been designated as the front yard for Lot 12. 
Although standards from LDC Chapter 4.1 0 require these structures to be oriented toward 
Conser Street, the applicant would like to create a substantial visual separation between 
the street and these dwellings. Conser Street is designated as a Collector Street and 
designed to carry traffic at a volume that is less than optimal for fostering a quality 
residential setting for these units. When combined with the maximum allowed setback 

N 
kA 

distance of 25 feet, the applicant states that the landscaping will create a sheltered area 
I - - - for residents to conduct outdoor activities without feeling exposed to the vehicular-oriented 
+' 
C 

street environment. Although staff recommend that direct pedestrian connections be 
Qt 
E 

provided from the front of these units to the sidewalk along Conser Street (see Condition 
c 7), there is no LDC requirement that prohibits the planting of landscape buffers in front yard 
0 
Q 
+I, 

areas, so long as pedestrian access is provided through these areas. However, landscape 

2 screening limitations will restrict the height of any landscaped screen or fence in the 
required front yard areas of the triplexes (the first 10 feet) to three feet (see below). 

Section 4.2.50 - SCREENING (HEDGES, FENCES, WALLS, AND BERMS) 

4.2.50.01 - Height Limit 

The height of hedges, fences, walls, and berms shall be measured from the lowest adjoining 
finished grade, except where screening is required for parking, loading, storage, and similar 
areas. In these cases, height shall be measured from the finished grade of such 
improvements. Screening is not permitted within Vision Clearance Areas, as determined by 
the City Engineer. 

a. Hedges, fences, and walls shall not exceed three ft, in height within any 
required yard adjacent to a street or within the Through Lot easement area of 
a lot. See Through Lot in Chapter 1.6 - Definitions. See also Chapter 4.4 - 
Land Division Standards for additional Through Lot requirements. The 
Director may grant an exception to this provision under the following 
circumstances: 

1. Where required by the Planning Commission to meet screening 
requirements; 
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2. Where an applicant wishes to allow portions of a screen to encroach 
up to two ft, into an exterior side yard, excluding the front yard area. 
This type of encroachment pertains to a screen that is designed and 
constructed with off-sets to prevent visual monotony. In this 
situation, the hedge, fence, or wall shall not exceed five ft. in height 
and shall maintain Vision Clearance Area standards; or 

3. Where an applicant wishes to allow portions of a screen to encroach 
up to five ft. into a Through Lot easement area. This type of 
encroachment pertains to a screen that is designed and constructed 
with off-sets to prevent visual monotony. In this situation, the hedge, 
fence, or wall shall maintain an average setback of 20 ft. from the rear 
property line, shall not exceed five ft. in height, and shall maintain 
Vision Clearance Area standards. Gates are required in rear yard 
fences on Through Lots, since it remains the property owner's 
responsibility to maintain the area outside the fence. In Multi-dwelling 
devetopments or Planned Developments and Subdivisisns, a 20 ft.- 
wide planting area shall be established between the sidewalk and the 
fence. The planting area shall be designed to minimize maintenance 
and to ensure that coniferous trees are planted at least 15 ft. from the 
sidewalk. 

b. Notwithstanding the height restrictions outlined in "a," above, the height of 
solid fences and walls shall be limited to a maximum of four ft. along the 
boundaries of sidewalks and multi-use paths that are not adjacent or parallel M 
to streets. Examples of such situations include sidewalks and multi-use paths a;- - - 
adjacent to pedestrian and bicycle connections between Cut-de-sacs or - 

4-d 

between residential areas and neighborhood centers, etc. The limitation on 6 

these solid forms of screening is intended to increase visibility and public 
safety. Portions of fences above four ft. in height are allowed, when they are 

E 
C: 

designed and constructed of materials that are open a minimum of 50 percent. 0 
m 

Fence and wail heights shall be measured from the grade of the sidewalk or 
multi-use path. Fences and walls along sidewalks and multi-use paths shall 2 
be located outside of any associated rights-of-way andlor easement areas. 

c. Hedges, fences, and walls may exceed three ft. in rear and interior side yards, 
except when these yards abut a sidewalk or multi-use path, in which case 
provisions in "b," above, apply. Fences and walls over six ft. high require 
Building Permit approval prior to construction. 

d. Earthen berms up to six ft. in height may be used to comply with screening 
requirements. The slope of a berm may not exceed 3:l. The faces of a berm's 
slope shall be planted with ground cover, shrubs, and trees. 

e. Long expanses of fences and walls shall be designed to prevent visual 
monotony through the use of off-sets, changes of materials and textures, or 
landscaping. 

4.2.50.02 - Service Facilities and Outdoor Storage Areas 

Trash dumpsters, gas meters, ground-level air conditioning units and other mechanical 
equipment, other service facilities, and outdoor storage areas shall be appropriately screened 
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with a fence, wall, or plantings, consistent with the landscape screening provisions in this 
Section. When located adjacent to a residential zone, outdoor components associated with 
heat pumps, ground-level air conditioning units and similar kinds of equipment that create 
noise shall not be placed within any required setback area. Additionally, if such equipment 
is located adjacent to a residential zone and between five - 10 ft. of a property line, it shall be 
screened with a solid fence or wall at least one ft. higher than the equipment. When such 
equipment is located adjacent to a residential zone and outside a required setback line, and 
is greater than 10 ft. from a property line, standard screening requirements in this Section 
shall apply. 

Fences are proposed to be installed in various portions of the site. To create privacy for 
the residents of the single family detached homes, the applicant requests the option of 
installing a six-foot tall privacy fence along the rear lot line of Lots 1 through 7. Where the 
fence passes between the rear of unit 12 and the adjacent walkway, the height of the fence 
would be limited to four feet, as required by Section 4.2.50.01 (b). Side yard fences might 
also be used on both sides of units 12 through 18. The other fence proposed will extend 
along the perimeter of the site and through the landscaped area north of the three triplex 
buildings. This ornamental split-rail fence will be a maximum of four feet tall and simply 
serve to denote the boundaries of the development and not function as a screen. 
Landscaping is proposed along all fences to prevent a monotonous appearance. To 

d= I ensure compliance with LDC 4.2.50.01 .a, a condition of approval is recommended to limit 
Y '  - - - hedges and fences within any required yard area, such as the front yards of Lot 12, from 

E exceeding three feet in height (Condition 4). 

E 
r: Three common trash enclosures are proposed to occupy the site; two in the westerly 
0 m private alley and one along the easterly private alley. Fencing andlor landscaping will be 

B used to screen these facilities, as required by Section 4.2.50.02. Condition 8 will ensure 
this standard is met. 

As conditioned, the proposed development will comply with applicable landscaping 
requirements. 

9. TRANSPORTATION FACILITIES; 

This topic is discussed in detail in the Circulation portion of this staff report. Findings and 
conclusions from that discussion are incorporated by reference as findings and conclusions 
under the above criterion. 

10. TRAFFIC AND OFF-SITE PARKING IMPACTS; 

Traffic 

Applicable Comprehensive Plan Policy: 

I 1  3.9  Adequate capacity should be provided and maintained on arterial and collectorstreets 
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to accommodate intersection level-of-service (LOS) standards and to avoid traffic 
diversion to local streets. The level-of-service standards shall be: LOS "D" or better 
during morning and evening peak hours of operation for all streets intersecting with 
arterial or collector streets, and LOS "C" for all other times of day. Where level-of- 
service standards are not being met, the City shall develop a plan for meeting the LOS 
standards that evaluates transportation demand management and system 
management opportunities for delaying or reducing the need for street widening. The 
plan should attempt to avoid the degradation of travel modes other than the single- 
occupant vehicle. 

The applicant conducted a traffic impact analysis (TIA) for the proposed residential 
development. The TIA finds that the proposed Seavey Meadows development can be 
developed while maintaining acceptable levels of service for the surrounding transportation 
system. No operational deficiencies are identified in the build-out year, with or without site 
generated trips. Staff concur with the findings of the TIA. The findings of the TIA and 
Staff's analysis of traffic impacts are discussed in more detail later, in the Circulation 
section of this staff report. Findings from that discussion are incorporated by reference as 
findings under the above criterion. Staff find that traffic impacts from the proposed 
development will be within acceptable levels, consistent with Land Development Code 
requirements and Comprehensive Plan Policy 11.3.9. 

Off-Site Parking Impacts 

Applicable Comprehensive Plan Policies: 
-h- 
0 

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Corvallis' .od (B 

impervious surfaces. 

11.4.1 The City shall manage on-street parking to permit the safe and efficient operation of 
the transportation system. 

11.4.3 All traffic generators shall provide adequate parking. 

11.4.7 The City shall investigate opportunities for reducing minimum off-street parking 
requirements in areas with adequate on-street or area parking facilities. Factors such 
as good transit and pedestrian access should be considered. 

Ap~licable Land Development Code Criteria: 

Section 4.1.20 - GENERAL PROVISIONS 

j. Location of Required Parking - 
1. Vehicles 

a) Vehicle parking shall be located consistent with Chapter 4.10 - 
Pedestrian Oriented Design Standards, such that it does not 
separate buildings from streets except for driveway parking 
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associated with single-family development. An exception may also 
be granted for up to two parking spaces per dwelling unit for 
Duplexes and Triplexes, provided that these spaces are within 
driveway areas designed to serve individual units in the Duplexes 
and Triplexes, consistent with Figure 4.10-15 - Driveway Exception 
for Duplexes and Triplexes. Parking to the side of buildings is 
allowed in limited situations, as outlined in Chapter 4.10 - 
Pedestrian Oriented Design Standards. 

b) Vehicle parking required for Residential Uses in accordance with 
RS-I, RS-3.5, RS-5, RS-6, RS-9, RS-9U, RS-12, and RS-12U Zone 
provisions shall be provided on the development site of the primary 
structure. Except where permitted by sections 4.1.30.g.4 and 
4.1.50.02 below, required parking for all other Use Types in other 
zones, as well as Residential Uses developed in accordance with 
RS-20 and MUR provisions, shall be provided on the same site as 
the Use or upon abutting property. Street right-of-way shall be 
excepted when determining contiguity, except on Arterial, Collector, 
and Neighborhood Collector Streets, where a controlled 
intersection is not within 100 ft. of the subject property. 

2. Bicvcles - Bicycle parking required for all Use Types in all zones shall be 
provided on the development site in accordance with Section 4.1.70, below. 

k. Unassigned Parking in Residential Zones - 
1. Vehicles - Multi-dwelling units with more than 10 required vehicle parking 

spaces shall provide unassigned parking. The unassigned parking shall 
consist of at least 15 percent of the total required parking spaces and be 
located such that they are available for shared use by all occupants within 
the development. 

2. Bicvcles - Multi-dwelling units with more than 10 required bicycle parking 
spaces shall provide bicycle shared parking. The shared parking shall 
consist of at least 15 percent of the total required parking spaces, to be 
located such that they are available for shared use by all occupants within 
the development. 

q. Parking Reduction Allowed - 
I. A reduction of up to 10 percent of required vehicle parking may be allowed 

if a transit stop, developed consistent with Corvallis Transit System 
guidelines and standards, is located on-site or within 300 ft. 

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS 

Minimum parking requirements for Use Types in all areas of the City, with the exception of 
the Central Business (CB) Zone and the Riverfront (RF) Zone, are described in Sections 
4.1.30.a through 4.1.30.f. Minimum parking requirements for the Central Business (CB) 
Zone are described In Section 4.9.30.g. 

a. Residential Uses Per Building Type - 
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1. Single Detached and Sinale Aftached -Zero Lot Line, and Manufactured 
Homes - 
a) Vehicles - Two spaces per dwelling unit. 

b) Bicvcles - None required. 

2. Duplex, Attached, and Multi-dwelling - 
a) Vehicles - 

1) Studio or Efficiency Unit One space per unit. 
2) One-bedroom Unit - One space per unit. 
3) Two-bedroom Unit - 1.5 spaces per unit. 
4) Three-bedroom Unit - 2.5 spaces per unit. 

b) Bicycles - 
1) Studio or Efficiency Unit One space per unit. 
2) One-bedroom Unit One space per unit. 
3) Two-bedroom Unit - 1 .5 spaces per unit. 
4) Three-bedroom Unit Two spaces per unit. k- 

t'? 
b. Civic Use Types - - - - 

+.1 
c 

Unless noted otherwise, number of  spaces refers to vehicle parking requirements, and the 
number of spaces for bicycle parking shall be 10 percent of required vehicle parking or two !! 

i= 
bicycle spaces, whichever is greater. However, where fewer than three vehicle spaces are o 
required, then only one bicycle parking space shall be required. (B 

4 
2. Community Recreation Buildinas - One space per 200 sq. ft. of gross floor 

area. 

The applicant has requested to vary from the requirement in LDC Section 4.1.20.j.l .b, 
which states that required parking for development in the RS-12 Zone must be located 
on the same development site is the primary use. Although it could be argued that the 
entire Seavey Meadows area constitutes the development site, typically, vehicle parking 
is located on the same lot as the primary use. In most areas of the development, this is 
the case. However, in a few locations, (three spaces serving the triplexes that would be 
located on a public street, nine spaces serving the community building that would be 
located on a public street, and two or three spaces serving the duplex buildings that 
would be provided on an adjacent lot) the applicant has requested to be allowed to vary 
from this standard. Staff support the requested variations for reasons explained earlier 
in the Compensating Benefits portion of this staff report. Findings from that discussion 
are incorporated by reference as findings under the above criterion. In all other cases, 
required parking is located on the same iot as the deveiopment it serves. Most of the 
parking required to serve the triplex units is located within, or in front of, a single car 
garage in each unit. Required parking for the five-plex units is located to the north of 
the units, in the portion of Lot 11 that abuts the private alley. Required parking for the 
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quads or fourplexes is located to the west of the units, in the portion of Lot 10 that abuts 
the private alley. Required parking for the detached single family homes on the site is 
provided within, or in front of, the single car garage within each unit. 

As noted, the single family detached and triplex units rely on tandem parking, with one 
space within a garage and one space in front of that garage. Development Services 
Staff recently issued an Update to the City's Off-Street Parking and Access Standards 
that clarifies situations in which tandem parking is allowed (Attachment K). The 
Update states that tandem parking is allowed for the following residential building types: 
Single Detached, Single Detached (Zero Lot Line), Duplex, Single Attached (Zero Lot 
Line), Attached (no more than three dwelling units), and Manufactured Homes. As 
proposed, Lot 12 contains 9 attached dwelling units. In this configuration, tandem 
parking would not be allowed. To remedy this situation, a condition of approval is 
recommended to require each of the attached triplex units to be located on a separate 
lot (Condition I S ) .  Staff have determined that it is possible to divide Lot 12 into three 
lots, in compliance with applicable platting standards. In this configuration, the triplexes 
would comply with the standard, and tandem parking would be allowed. Alternatively, 
the Planning Commission could allow a variation to the tandem parking rule for the 

a triplex units, without changing the lotting pattern. 
t- - - - 
w 
E 

The original Conceptual and Detailed Development Plan for Seavy Meadows (PD 82-5, 

E Attachment G) requires two on-site parking spaces for each dwelling unit, as well as 
.s 0.38 off-site parking spaces per unit for guest parking. This was described as "an 
0 
C(I experiment" in the decision, but it remains the applicable parking requirement for the 
.w 

3 existing fourplex building on the site. The fourplex is provided with two on-site parking 
spaces per unit, as required. Based on the referenced condition, an additional 2 guest 
parking spaces should be available to serve the fourplex (4 X 0.38 = 1.52 spaces). As 
proposed, on-street parking would be available on the west side of Jasper Street. 
There is approximately 60 feet of on-street parking to the east of the triplex buildings 
and approximately 11 0 feet of on-street parking to the east of the five-plexes and 
community building. These two areas provide space for seven on-street parking areas. 
Consequently, with the previously calculated 22 on-street parking spaces on the north 
side of Sorrel Place, the approximate total amount of on-street parking estimated to 
serve the development is 29 spaces. Allowing three spaces for the triplex, up to nine 
spaces for the community building, and two spaces for guest parking for the existing 
fourplex, fifteen on-street spaces remain available to serve overflow parking needs 
within the development. As noted previously, allowing some on-street spaces to count 
toward required parking is consistent with Comprehensive Plan Policy 7.5.5, which calls 
for a reduction in impervious surface areas, such as on-site parking spaces, on 
development sites. The requested on-street parking is also consistent with Policy 
11.4.7, which calls for the City to explore, "opportunities for reducing minimum off-street 
parking requirements in areas with adequate on-street or area parking facilities." The 
policy notes that factors such as good transit and pedestrian access should be 
considered. The development is served by an existing transit stop and is also served 
by an internal pedestrian circulation system that will make it easy for residents to walk 
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to the community building rather than drive their cars. Based on this analysis, Staff find 
that the parking requirements of the existing fourplex are met, while allowing a sufficient 
amount of on-street "overflow" parking to remain available on the site. 

Vehicle Parkinq 

The following tables illustrate vehicle parking requirements for the proposed 
development. Table 4 illustrates the requirement if the senior quads are built, and 
Table 5 illustrates the requirement if fourplexes are built. 

Spaces Provided 

1 space per unit 

spaces per unl 

NOTE: * Relies on 10 percent reduction due to proximity ofpublic transit services on Conser Street. 
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Table 5 - Required Vehicular Parking with Four-plexes 

Unit Type 

Single Family 
Detached 

Duplex (2 
bedroom) 

Four-plex (3 
bedroom) 

Triplex (3 
bedroom) 

Five-plex 
(1 bedroom) 

Five-plex 
(2 bedroom) 

Community 
Building 

2 spaces per 

1.5 spaces per unit 

2.5 spaces per unit 8 

2.5 spaces per unit I 
1 space per unit I 
1.5 spaces per unit I 
1 space 1 200 sq. ft. 1,700 sq. ft. 

Spaces Provided 

9 (on street) I 

VOTE: * Relies on 10 percent reduction due to proximity ofpublic transit services on Conser Street. 

Based on the calculations shown, if the senior quad buildings are built, there will be 
ample on-site parking provided with the need for only two on-street spaces to serve the 
development. The fourplex option represents the "worst-case" scenario. If that option 
is constructed, an adequate amount of on-site and on-street parking will be available to 
serve the development, as has been previously discussed. As varied through the 
Planned Development, and as conditioned, the vehicle parking needs of the proposed 
development will be met. 

Bicycle Parking 

The following tables illustrate bicycle parking requirements for the proposed 
development. Table 6 illustrates the requirement if the senior quads are built, and 
Table 7 illustrates the requirement if fourplexes are built. 
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Table 6 - Required Bicycle Parking with Senior Quads 

14 (wlin garages) 

2 spaces per unit 18 (wlin garages) 

1.5 spaces per unit 

Unit Type 

Single Family 
Detached 

Duplex (2 
bedroom) 

Four-plex (3 
bedroom) 

Triplex (3 
bed room) 

Five-plex 
(1 bedroom) 

Parking Demand 
Ratio 

None required 

1.5 spaces per unit 

2 spaces per unit 

2 spaces per unit 

1 space per unit 

Number of Number of 

UnitslSquare Spaces Number of 

Footage Required Spaces Provided 

7 I 0 1 14 (wlin garages) 

9 1 18 / 18 (wlin garages) 

-- 
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spaces per unl 

As can be seen from the above tables, adequate bicycle parking will be provided to 
serve the proposed development under either development scenario. In some cases, 
required bicycle parking is dependent upon proposed building designs, which may be 
subject to change. Some of the required bicycle parking to serve units within the five- 
plex would be located in external storage closets that are designed as part of some of 
the dwelling units. To ensure that bicycle parking requirements are met if building 

N 
designs change, a condition of approval is recommended (Condition 113). All required 

9 - I 
bicycle spaces comply with the covering, dimensional, and locational requirements for - - 

+d 
bicycle parking in the LDC. As conditioned, bicycle parking requirements are met. 

s 

I I UTILITY INFRASTRUCTURE; 
e;l z This topic is discussed in detail in the Public Services and Utilities portion of this staff 

report. Findings and conclusions from that discussion are incorporated by reference as 
findings and conclusions under the above criterion. 

12. EFFECTS ON AIR AND VVATER QUALITY (NOTE: A DEQ 
PERMIT IS NOT SUFFICIENT TO MEET THIS CRITERION); 

Although the development site is surrounded by significant wetlands, stormwater from 
the development site will be treated and directed into a public piped stormwater system 
that will avoid directing stormwater from the development site into the adjacent 
wetlands. Additional discussion regarding stormwater management and treatment can 
be found in the Public Services and Utilities portion of this staff report. Findings from 
that discussion are incorporated by reference as findings under the above criterion. 
Development of the site will be required to comply with erosion control standards, which 
are addressed through the grading and excavation and erosion control permitting 
processes. No significant impacts to water quality are anticipated from the proposed 
development. 

Air emissions are monitored by the Oregon Department sf Environmenial Quality 
(DEQ). The DEQ indicates that the City of Corvallis airshed is in compliance with all 
Federal and State air quality regulations. No significant air or water quality impacts are 
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expected as a result of this proposed development. 

Based on the preceding analysis, this criterion is met. 

13. DESIGN EQUAL TO OR IN EXCESS OF THE TYPES OF 
lMPROVEMEMTS REQUIRED BY THE STANDARDS IN 
CHAPTER 4.10 - PEDESTRIAN ORIENTED DESIGN 
STANDARDS3; AND 

As discussed in the section of this staff report regarding compliance with Pedestrian 
Oriented Design Standards, and as conditioned, the proposed development will provide 
a design equal to or in excess of the PODS standards. Where variations from POD 
standards have been requested, compensating benefits will be provided due to the 
alternative designs, as allowed through the Planned Development process. Findings 
from that discussion are incorporated by reference as findings under the above 
criterion. This criterion is met. 

14. PRESERVATION AND/OR PROTECTION OF SIGNIFICANT 
NATURAL FEATURES, CONSISTENT WITH CHAPTER 4.2 - 
LANDSCAPING, BUFFERING, SCREENING, AND LIGHTING, 
CHAPTER 4.5 - NATURAL HAZARD AND HILLSIDE 
DEVELOPMENT PROVISIONS, CHAPTER 4.1 I - MINIMUM 
ASSURED DEVELOPMENT AREA (MADA), Chapter 4.12 - 
SIGNIFICANT VEGETATION PROTECTION PROVISIONS, AND 
CHAPTER 4.13 - RIPARIAN CORRIDOR AND WETLAND 
PROVISIONS. STREETS SHALL ALSO BE DESIGNED ALONG 
CONTOURS, AND STRUCTURES SHALL BE DESIGNED TO FIT 
THE TOPOGRAPHY OF THE SITE TO ENSURE COMPLIANCE 
WlTH THESE CODE STANDARDS. 

Compliance with these standards is addressed in detail in Section B of this staff report. 
Findings from that discussion are incorporated by reference as findings under the 
above criterion. This criterion is met. 

b. NATURAL RESOURCES AND NATURAL HAZARDS FACTORS - 
I ANY PROPOSED VARIATION FROM A STANDARD WITHIN 

CHAPTER 4.5 - NATURAL HAZARD AND IilLLSlDE 
DEVELOPMENT PROVISIONS, CHAPTER 4.1 1 - MlNlMUM 
ASSURED DEVELOPMENT AREA (MADA), Chapter 4.12 - 

3 Redevelopment and reconstruction of buildings in existence and permitted in zoning prior to 
December 31, 2006, are allowed pursuant to the requirements of Section 4.10.70.01 - Applicability, 
of Chapter 4.10 - Pedestrian Oriented Design Standards. 
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SIGNIFICANT VEGETATION PROTECTION PROVISIONS, OR 
CHAPTER 4.13 - RIPARIAN CORRIDOR AND WETLAND 
PROVlSiONS SHALL PROVIDE PROTECTIONS EQUAL TO OR 
BETTER THAN THE SPECIFIC STANDARD REQUESTED FOR 
VARIATION; AND 

2. ANY PROPOSED VARIATION FROM A STANDARD WITHIN 
CHAPTER 4.5 - NATURAL HAZARD AND HILLSIDE 
DEVELOPMENT PROVISIONS, CHAPTER 4.1 1 - MINIMUM 
ASSURED DEVELOPMENT AREA (MADA), Chapter 4.12 - 
SIGNIFICANT VEGETATION PROTECTION PROVISIONS, OR 
CHAPTER 4.13 - RIPARIAN CORRIDOR AND WETLAND 
PROVISIONS SHALL INVOLVE AN ALTERNATIVE LOCATED 
ON THE SAME DEVELOPMENT SITE WHERE THE SPECIFIC 
STANDARD APPLIES. 

b No variations to the standards within Chapters 4.5,4.1 I ,  4.12, or 4.13 of the Land 
9 - - Development Code have been requested. This criterion is not applicable. 
m. 

z 
II- 

L Conclusion regardinq Compatibility 
r= - 
ij The proposed development, as conditioned, will comply with all development standards 
3 
3 of the Medium-High Density Residential zone, including the Pedestrian Oriented Design 

Standards, with the exception of specific variations from standards allowed through the 
Planned Development process. As conditioned, the proposed development will not 
create compatibility conflicts, as required by LDC Section 2.5.40.04. The proposed 
development is consistent with applicable Comprehensive Plan Policies. 

D. CIRCULATION 

The following discussion addresses criteria related to vehicles, bicycles, pedestrians 
and transit. 

Vehicular Circulation: 

Applicable Comprehensive Plan Policies 

11.2.1 The transportation system shall be planned and developed in a manner which 
contributes to community livability, recognizes and respects the characteristics of 
natural features, and minimizes the negative effects on abutting land uses. 

11.2.2 The transportation system shaIl be managed to reduce existing traffic congestion 
and facilitate the safe, efficient movement of people and commodities within the 
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community. 

11.3.9 Adequate capacity should be provided and maintained on arterial and collector 
streets to accommodate intersection level-of-service (LOS) standards and to avoid 
traffic diversion to local streets. The level-of-service standards shall be: LOS "D" 
or better during morning and evening peak hours of operation for all streets 
intersecting with arterial or collector streets, and LOS "C" for all other times of day. 
Where level-of-service standards are not being met, the City shall develop a plan 
for meeting the LOS standards that evaluates transportation demand management 
and system management opportunities for delaying or reducing the need for street 
widening. The plan should attempt to avoid the degradation of travel modes other 
than the single-occupant vehicle. 

Applicable Land Development Code Criteria: 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

a. Traffic evaluations shall be required of all development proposals in 
accordance with the following: 
1. Any proposal generating 30 or more trips pea hour shall include bevel sf 

Service (LOS) analyses for the affected intersections. A Traffic Impact 
Analysis (TIA) is required, if required by the City Engineer. The TIA shall be 
prepared by a registered professional engineer. The City Engineer shall 
define the scope of the traffic impact study based on established proced 

u res. 

The TIA shall be submitted for review to the City Engineer. The proposed 
TIA shall reflect the magnitude of the project in accordance with accepted 
traffic engineering practices. The applicant shall complete the evaluation 
and present the results with an overall site development proposal. 

e. Development sites shall be provided with access from a public street or a 
private street that meets the criteria in "d," improved to City 
standards in accordance with the following: 

I. Where a development site abuts an existing public street not improved to 
City tandards, the abutting street shall be improved to City standards along 
the full frontage of the property concurrently with development. Where a 
development site abuts an existing private street not improved to City 
standards, and the private street is allowed per the criteria in "d", above, 
the abutting street shall meet all the criteria in "d", above and be improved 
to City standards along the Pull froofage of the propec4y concurrently with 
development. 

k. Location, grades, alignments, and widths for all public and private streets shall be 
considered in relation to existing and planned streets, topographical conditions, 
public convenience and safety, and proposed land use. Where topographical 
conditions present special circumstances, exceptions to these standards may be 
granted by the City Engineer provided that the safety and capacity of the street 
network is not adversely effected. The following standards shall apply: 

8. Right-of-way and improvement widths shall be as specified in the 
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Transportation Plan and Table 4.0-1 - Street Functional Classification 
System. 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 
located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

ME Conser Street 

NE Conser Street is designated as a collector street. Per the LDC Table 4.0-1 -Street 
Functional Class System, collector streets require a 68 ft ROW. The ROW should 
accommodate 11 ft travel lanes, 6 ft bike lanes, 12 ft planter strips, and 5 ft setback 
sidewalks. The existing conditions for NE Conser Street are a ROW of 50 ft and a 
roadway with 12 ft travel lanes, 5 ft bike lanes, 5 ft curbside sidewalks, and no planting 
strips. Although the bike lanes are not standard, they meet the minimum safety 
requirement listed in LDC Table 4.0-I-Street Functional Class System, Footnote 3, and 
the total roadway width matches the LDC requirements. The applicant has proposed to 
remove the existing curbside sidewalk along the south side of NE Conser Street and 
install 12 ft landscape strips and a 5 ft setback sidewalk. Because the City currently 
owns this land, no additional right-of-way dedication is required. The property along the 
north side of NE Conser Street is not proposed to be developed and has Locally 
Protected Wetlands mapped over a significant portion of the site. No landscape strip or 
sidewalk improvements are proposed or required in this location. 

Prim to the final plat, required public and franchise utility improvements should be 
installed or secured in accordance with the provisions of Section 2.4.40.08. Public 
improvements include, but are not limited to, 12 ft landscape strips and 5 ft setback 
sidewalks. The final plat shall show additional ROW along the NE Conser Street ROW 
frontage in order to achieve a total of 34 ft from the original ROW centerline (Condition 
4 89. 

NE Jasper Street 

NE Jasper Street is designated as a local street. Per the LDC Table 4.0-I-Street 
Functional Class System, local streets require a 50 ft ROW. The ROW should 
accommodate a 28 R roadway, 6 ft landscape strips and 5 ft setback sidewalks. The 
existing conditions for NE Jasper Street are a 2% ft roadway, no landscape strips, and 4 
ft curbside sidewalks. The applicant has proposed to remove the existing sidewalks 
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and install 6 ft landscape strips and 5 ft setback sidewalks. 

Prior to the final plat, required public and franchise utility improvements should be 
installed or secured in accordance with the provisions of Section 2.4.40.08. Public 
improvements include, but are not limited to, 6 ft landscape strips and 5 ft setback 
sidewalks. The final plat shall show additional ROW along the NE Jasper Street ROW 
frontage in order to achieve a minimum total of 50 ft of ROW (Condition 19). 

NE Sorrel Place 

NE Sorrel Place is designated as a local street. Per the LDC Table 4.0-I-Street 
Functional Class System, local streets require a 50 ft ROW. The ROW should 
accommodate a 28 ft roadway, 6 ft landscape strips and 5 ft setback sidewalks. The 
existing conditions for NE Sorrel Place are a 28 ft roadway, no landscape strips, and 4 
ft curbside sidewalk along the north side. The applicant has proposed to remove the 
existing sidewalk and install a 6 ft landscape strip and 5 ft setback sidewalk along the 
north side. The south side of NE Sorrel Place is not proposed to be developed and has 
Locally Protected Wetlands mapped over its entirety. No landscape strip or sidewalk 
improvements are proposed or required in this location. P- 

9 - - 
Prior to the final plat, required public and franchise utility improvements should be - 

tJ 

installed or secured in accordance with the provisions of Section 2.4.40.08. Public 52 
Q, 

improvements include, but are not limited to, 6 ft landscape strip and 5 ft setback E 
C 

sidewalk along the north side of NE Sorrel Place. The final plat shall show additional o 
rB 

ROW along the NE Sorrel Place ROW frontage in order to achieve a minimum total of +a 

25 ft from the original ROW centerline (Condition 20). ? 

Private Alleys 

Internal vehicular circulation of the site is proposed via 2 private alleys. The alleys are 
proposed to be 24 ft wide with 90" parking along one side. As proposed and shown on 
the Tentative Plat, the alleys will be placed in separate tracts. Prior to the issuance of 
building permits, the developer should construct the private alley improvements. The 
alleys should be built to City standards as outlined in LDC 4.0.60.j (Condition 21). 

The proposed westerly alley is more than the maximum 350 ft allowed under LDC 
4.0.60.j.2.b. This is due to the existing development pattern and locations of NE Jasper 
Street and NE Sorrel Place. The applicant states this is to decrease the total amount of 
impervious paving area and to maximize the size of the common green space. It 
should also be noted that all access to dwellings are within 350 ft from either 
connection of the ailey to a public street. Staff support the requested variation. 

The applicants state the proposed alley aiignments do not meet the requirements of 
LDC 4.0.60.k.5, however, this standard does not apply to alleys, it is intended for 
separation of local street intersections. 
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Trip Generation 

A trip generation and Traffic Impact Analysis (TIA) was conducted for the proposed 
development in May of 2007. An addendum was produced on February 25,2008 that 
updates the report with the currently proposed mix of housing types. The trip 
generation rates for development are based on standards established by the Institute of 
Transportation Engineers and are published in the ITE Trip Generation Manual, 7th 
Edition. One "trip" is defined as a vehicle leaving from or arriving to the development. 

ITE land use codes of Single Family Detached (210), Apartment (220), Residential 
Condominiumflownhouse (230), and Senior Adult Housing (252) were used in the 
studies. The maximum peak hour generation from either the revised development 
scenario or the alternate development scenario would produce 54 PM peak hour trips. 
The City of Corvallis typically defines an impact as 30 or more peak hour trips to a 
single intersection. Because the calculated peak hour trip total is higher than the City's 
threshold, a trip distribution analysis was conducted and a Level Of Service (LOS) 
analysis was conducted at four intersections that would be impacted by this 
development. They are the intersections of NE Conser Street with ME Jasper Street, 
NE Seavy Avenue, and NE Walnut Boulevard, along with the intersection of NE Walnut 
Boulevard with NE Circle Boulevard. The analysis determined that none of the affected 
intersections will fall below their existing LOS. No mitigation is required due to traffic 
impacts. 

Conclusion on Vehicular Circulation 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 
and Land Development Code requirements. The existing public vehicular circulation 
network can accommodate the proposed development consistent with applicable City 
criteria. 

BicvcleIPedestrian Circulation: 

Applicable Comprehensive Plan Policies 

4 4.5.2 Bikeways shai! provide safe, efficient corridors which encourage bicycle use. Bicycse use 
of major streets shall be considered as improvements are made to major transportation 
corridors. 

Applicable Land Development Code Criteria 

Section 4.0.30 - PEDESTRIAN REQUIREMENTS 

b. Safe and Convenient Pedestrian Facilities - Safe and convenient pedestrian 
facilities that minimize travel distance to the greatest extent practicable shall be 
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provided in conjunction with new development within and between new 
Subdivisions, Planned Developments, commercial developments, industriai areas, 
residential areas, transit stops, and neighborhood activity centers such as schools 
and parks, as follows: 

1. For the purposes of this Section, safe and convenient means pedestrian 
facilities that are free from hazards and that provide a direct route of travel 
between destinations. 

d. To provide for orderly development of an effective pedestrian network, pedestrian 
facilities installed concurrently with development of a site shall be extended 
through the site to the edge of adjacent property(ies). 

f. Prior to development, applicants shall perform a site inspection and identify any 
Contractor SidewalWstreet Stamps in existing sidewalks that will be impacted by 
the development. If such a Contractor SidewalWstreet Stamp exists, it shall either 
be left in its current state as part of the existing sidewalk, or incorporated into the 
new sidewalk for the development site, as close as possible to the original location 
and orientation. 

Section 4.0.40 - BICYCLE REQUIREMENTS 
as 

b. Safe and Convenient Bicycle Facilities - Safe and convenient bicycle facilities that - ? - 
minimize travel distance to the greatest extent practicable shall be provided in - 

.w 
conjunction with new development within and between new Subdivisions, Planned c 
Developments, commercial developments, industrial areas, residential areas, 
transit stops, and neighborhood activity centers such as schools and parks, as 

E 
6 

follows: 0 
m 
25 

I. For the purposes of this Section, safe and convenient means bicycle 
facilities that are free from hazards and provide a direct route of travel 
between destinations. 

NE Conser Street is designated as a collector street according to the Transportation 
Plan. LDC table 4.0-1- Street Functional Classification System, specifies 6 ft bike 
lanes, but Footnote 3 of the same table lists 5 ft as the minimum safe width. The 
existing bike lanes are 5 ft in width and the overall roadway width matches the minimum 
width required for a City standard collector street. NE Jasper Street and NE Sorrel 
Place are local streets according to the Transportation Plan. LDC table 4.0-1- Street 
Functional Classification System, specifies that bikes and vehicles are to share the 
roadway. No additional bicycle facilities will be required with this development. 

As outlined in the Circulation section, the existing sidewalks are currently curbside 
within and fronting the development. LDC table 4.0-1- Street Functional Classification 
System, specifies 12 ft setback sidewalks adjacent to collector streets and 6 ft setback 
sidewalks adjacent to local streets. 

Setback sidewalks and planter strips are City standards and components of safe public 
sidewalks that are taken into consideration when determining serviceability. The 
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applicant benefits from these neighborhood street improvements in the form of; 

e An enhanced aesthetic experience for pedestrians as the separation from 
motor vehicle traffic decreases road noise, prevents water from the 
roadway being splashed on pedestrians and provides an enhanced sense 
of security. 

e An enhanced environment for wheelchair users as the sidewalk can be 
kept at a constant slope with the steeper slopes for driveway approaches 
built into the planting strip. 

e An area for street trees, sign posts, utility and signal poles, mailboxes, fire 
hydrants, etc. 

e Mature street trees may reduce vehicle speed. 
e When wide enough, a place for a motor vehicle to wait out of the stream 

of traffic while yielding to a pedestrian crossing a driveway. 
e A break in hard surfacing with added pervious area. 

With an exception, the applicant has proposed constructing 12 ft planting strips and 5 ft 
setback sidewalks, concurrent with development, along ail public street frontages. The 
one exception is along NE Conser Street, east of the intersection with NE Jasper 

o Street. This section already has a 4-plex developed along the frontage, and further 
9 - east, the area has been delineated to contain wetlands. The sidewalk is proposed to - - 
.w 

remain curbside along this portion of the frontage. 
E 

i!! The applicant has also proposed an on-site pedestrian network to serve the proposed 
C 
o development. As discussed in the PODS section, the pedestrian paths comply with 
(CI 
w PODS standards. However, the design of the proposed pedestrian sidewalk on the 
3 north and west side of the easterly private alley (adjacent to the existing fourplex) 

creates potential conflicts between pedestrians and vehicles backing out of garages, 
where vision clearance is very limited. As proposed, the sidewalk would be 
approximately one foot from the edge of one of the existing garages, leaving very little 
ability for a driver backing out of the garage to look for pedestrians. This private 
sidewalk is not required and is not currently present on the f~urplex site. To amid 
creating a potential conflict, a condition of approval is recommended to eliminate this 
sidewalk from the proposed site design (Condition 22). 

Conclusion on Bicvcle/Pedestrian Circulation 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 
and Land Development Code requirements. The existing public bicyclelpedestrian 
network can accommodate the proposed development consistent with applicable City 
criteria. 
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Transit 

Applicable Comprehensive Plan Policies: 

I I . .  An improved public transportation system within the Urban Growth Boundary should be 
established to improve the livability of the community, to reduce pollution and traffic, and 
to reduce energy consumption. 

Cowallis Transit System (CTS) Route 7 currently provides east bound service to NE 
Conser Street along the frontage of the proposed development. A bus stop is located 
on the southwest corner of NE Conser Street and NE Jasper Street. Concurrent with 
development, a 5 f l  wide concrete connection should be made between the sidewalk 
and the curb at the existing bus stop location (Condition 23). 

Conclusion on Transit 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 
and Land Development Code requirements. The existing public transit network can 
accommodate the proposed development consistent with applicable City criteria. T- 

TJ - - - 
Overall Conclusion on Circulation +i c 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and i! 
e: 

conditioned, complies with Transportation Plan criteria, Comprehensive Plan criteria, 0 m 
and Land Development Code requirements. 4 

E. PUBLIC FACfLlTlES AND SERVICES 

The following discussion addresses criteria related to public water, sanitary sewer, 
storm drainage, street lights and franchise utilities. 

Applicable Comprehensive Plan Policies 

10.2.6 The type, location, and phasing of public facilities and utilities shall be based on 
actual needs, desired levels of service, cost-effectiveness, andlor property owner 
willingness to pay for infrastructure. 

10.2.12 Developers will be responsible for the construction of all facilities internal to and 
fronting their properties and for needed extensions of facilities to and through their 
site. 

Applicable Land Development Code Criteria 
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Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

q. Development shall include underground electric services, light standards, wiring 
and lamps for streetlights according to the specifications and standards of the City 
Engineer. The developer shall be responsible for installation of underground 
conduit for street lighting along all public streets improved in conjunction with 
such development in accordance with the following: 

1. The developer shall coordinate with the City Engineer to determine the 
location of future street light poles. 

2. The streetlight plan shall be designed to provide illumination meeting 
standards set by the City Engineer. 

3. The standard street light installation is a wood pole. 

The developer shall install such facilities and make the necessary arrangements 
with the serving electric utility for the City-owned and operated street lighting 
system to be served at the lowest applicable rate available to the City. Upon City's 
acceptance of such development improvements, the street lighting system, 
exclusive of utility-owned service lines, shall be and become the property of the 
City. 

Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) 

a. All development sites shall be provided with public water, sanitary sewer, storm 
drainage, and street lights. 

b. Where necessary to serve property as specified in "a" above, required public utility 
installations shall be constructed concurrently with development. 

c. Off-site public utility extensions necessary to fully serve a development site and 
adjacent properties shall be constructed concurrently with deveiopment. 

d. To provide for orderly development of adjacent properties, public utilities installed 
concurrently with deveiopment of a site shall be extended through the site to the 
edge of adjacent property(ies). 

e. All required public utility installations shall conform to the City's adopted facilities 
master plans. 

f. Private on-site sanitary sewer and storm drainage facilities may be allowed, 
provided all the following conditions exist: 
1. Extension of a public facility through the site is not necessary for the future 

orderly development of adjacent properties; 
2. The development site remains in one ownership and Land Division does 

not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d, above; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
the Development Assistance Center prior to commencement of work. 

Section 4.0.100 - LAND FOR PUBLlC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 

Seavey Meadows (PLD08-00001, SUB08-00001) Page 92 of 113 



located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

b. Utility easements with a minimum width of seven ft. shall be granted to the public 
adjacent to all street rights-of-way for franchise utility installations. 

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 

b. Areas Where Trees May Not be Planted - 
1. Trees may not be planted within five ft. of permanent hard surface paving 

or 
walkways, unless special planting techniques and specifications are used 
and particular species of trees are planted, as outlined in Section 4.2.40.c or 
approved by the Director. These limitations apply most frequently in areas 
such as landscape parkways, pedestrian walkways, and plaza areas, where 
there may be tree grates. 

2. Unless approved otherwise by the City Engineer, trees may not be planted: 
a) Within 10 ft. of fire hydrants and utility poles; 
b) Within 20 ft. of street light standards; 
c)  Within five ft. from an existing curb face, except where required for 

street trees; 
d) Within 10 ft. of a public sanitary sewer, storm drainage, or water 

e3 
line; 6 
or m - - 

e) Where the Director determines the trees may be a hazard to the +d 

e 
public interest or general welfare. i! 

Section 4.2.80 - SITE AND STREET LIGHTING 
.c 
0 
(B 
.f-r 

f. Standard placement of street lights shall be at intersections, in the middle of long 3 
blocks, and in dead end streets and long Cul-de-sacs. 

Water 

The proposed development is located in the City's first level water service area 
(elevation 210-290'). Existing, there is a 12 inch line in NE Sorrel Place, an 8 inch line 
in NE Jasper Street, and four 4 inch lines that extend north from the 12 inch line into the 
previous development. 

The existing 4 inch lines are not located correctly for the proposed development. The 
applicant is proposing to abandon the existing lines in place, except where they are 
located under proposed building footprints, where they will be completely removed. 
The abandoned utilities will become the property of the overlying property owner or the 
HOA. According to ORS 952-001-0070, the owner of the utility, including abandoned 
utilities, will be required to register with the Oregon Utility Notification Center and be 
able to locate the utilities upon request. The City prefers complete removal of all 
abandoned utilities (Condition 24). 
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A new public waterline is proposed to be installed in the eastern alley. It will loop 
around the existing 4-plex development, tying into the existing 8 inch line located in NE 
Jasper Street. The proposed alignment parallel and south of NE Conser Street is not 
an appropriate location for a waterline. In order to avoid conflicts between trees and 
utilities, waterlines are typically installed under the northern or western portion of a 
roadway. The proposed looped waterline should continue north from the alley, under 
the northern portion of NE Conser Street, and then west until it makes a connection 
with the existing line that crosses NE Conser Street (Condition 25). 

Domestic water service is proposed to be provided by individual water meters for the 
detached, single family houses. Group meters will be used to serve the multi-family 
units. 

The applicant is proposing to install three new fire hydrants. They will be located at the 
west end of ME Sorrel Place, at the northeast corner of NE Sorrel Place and ME Jasper 
Street, and at the southwest corner of NE Conser Street and the proposed private alley. 
The placement of these hydrants was coordinated through the Corvallis Fire 
Department. 

Any new public waterline, fire hydrant, or water meter located outside of a public ROW 
should be placed in public waterline easement. The minimum easement width for a 
single utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. 
The easement width shall be centered on the utility to the greatest extent practicable. 
At the time of final plat, a minimum 15 ft public easement should, be granted along the 
entire length of the proposed public utility, centered on the utility(Condition 26). 

Sanitary Sewer 

The proposed development is located within the Northeast Sanitary Drainage Basin. 
Existing, there is a 12 inch line located in NE Sorrel Place, an 8 inch line located in NE 
Jasper Place, and four 8 inch lines that extend north from the 12 inch line into the 
existing development. 

The existing 8 inch lines located outside of ROW are not located correctly for the 
proposed development. The applicant is proposing to abandon the existing lines in 
place, except where they are located under proposed building footprints where they will 
be completely removed. The abandoned utilities will become the property of the 
overlying property owner or the HOA. According to ORS 952-001-0070, the owner of 
the utility, including abandoned utilities, will be required to register with the Oregon 
Utility Notification Center and be able to locate the utilities upon request. The City 
prefers complete removal of all abandoned utilities (Condition 24). 

The single family houses will be served with individual 4 inch laterals. The multi family 
units will be served with private group sanitary sewer lines. 
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The private sanitary sewer lines will be private up to the public ROW line. In 
accordance with LDC 4.0.70.f, Private on-site sanitary sewer facilities may be allowed, 
provided all the following conditions exist: 

1 Extension of a public facility through the site is not necessary for the future 
orderly development of adjacent properties; 

2. The development site remains in one ownership and Land Division does not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
the Development Assistance Center prior to commencement of work. 

This development does not require the extension of facilities through the site for future 
development. It meets the provisions of 4.0.60.d through the creation of a home 
owners association that will be in charge of collecting fees and performing any required 
maintenance. When permitted to construct the private sanitary sewer system, the m 
developer will be required to submit for plumbing permits that will require the system be 0;" - - 
designed and constructed to current Uniform Plumbing Code Standards. - + 

e= 
8 

Storm Drainaue 

The proposed development site is located within the Sequoia Creek Drainage Basin. 
% ++ 

Existins, there is a 24 inch line that transitions to a 30 inch line located in NE Sorrel 2 
Place, a 12 inch line located in NE Jasper Street, and four 10 inch lines that extend 
north from the 24/30 inch line into the existing development. Curb inlet catch basins 
exist on site serving NE Jasper Street and NE Sorrel Place. 

The existing 10 inch lines are not located correctly for the proposed development. The 
applicant is proposing to abandon the existing lines in place, except where they are 
located under proposed building footprints, where they will be completely removed. 
The abandoned utilities will become the property of the overlying property owner or the 
HOA. According to ORS 952-001-0070, the owner of the utility, including abandoned 
utilities, will be required to register with the Oregon Utility Notification Center and be 
able to locate the utilities upon request. The City prefers complete removal of all 
abandoned utilities (Condition 24). 

Private storm drainage systems are proposed to be installed in the private alleys. The 
private storm drainage system will be private up to the stormwater detention facilities. 
In accordance with LDC 4.0.70.f, Private on-site storm drainage facilities may be 
allowed, provided all the following conditions exist: 

1. Extension of a public facility through the site is not necessary for the future 
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orderly development of adjacent properties; 

2. The development site remains in one ownership and Land Division does not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d, above; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
the Development Assistance Center prior to commencement of work. 

This development does not require the extension of facilities through the site for future 
development. It meets the provisions of 4.0.60.d through the creation of a home 
owners association that will be in charge of collecting fees and performing any required 
maintenance. When permitted to construct the private storm sewer system, the 
developer will be required to submit for plumbing permits that will require the system be 
designed and constructed to current Uniform Plumbing Code Standards. 

The proposed development will be creating more than 25,000 ft2 of impervious 
surfaces. In accordance with the LDC section 4.0.1 30.b, the applicant should 
implement storm water detention. Detention facilities should be designed to maximize 
storm water infiltration. Maintenance of these facilities is most efficiently provided with 
open systems because they facilitate visible evaluation of system conditions and 
accommodate routine, low-technology maintenance practices. Open systems also 
allow stormwater contact with vegetation and soil to enhance water quality, infiltration, 
and maintaining the properly functioning hydrological and biological condition of open 
drainageways. The storm water detention facilities should be designed consistent with 
both criteria outlined in Appendix F of the Storm Water Master Plan, and criteria 
outlined in the King County, Washington, Surface Water Design Manual, and should be 
designed to capture run-off so the run-off rates from the site after development do not 
exceed the pre-developed conditions, based on the 2-year, 5-year, and 10-year, 24- 
hour design storms (Condition 27). 

This development will be creating more than 5000 ft2 of new pollution generating 
impervious surface. Therefore, in accordance with the Corvallis Off Street Parking and 
Access Standards, the development will be required to construct a stormwater quality 
facility. Water quality facilities shall be designed in accordance with criteria as 
established in the most recent version of the King County, Washington, Sudace Water 
design Manual. The water quality facilities shall be designed to remove 70 percent of 
the total suspended solids (TSS) entering the facility during the water quality design 
storm, 0.9" 24-hr rainfall event with NRCS Type 1A distribution (Condition 28). 

The applicant has proposed to install private underground detention pipe systems and 
private water quality manholes that will be located in the alleys. Aithough the code 
allows private stormwater systems, the City Engineer would prefer underground 
detention and water quality systems to be public when associated with residential 
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subdivisions that will end up under multiple ownerships. This will help assure proper 
maintenance and functionality of the system (Condition 29). 

With the stormwater detention and water quality facilities to be publicly owned, they 
should be located inside of a public storm drainage easement. The minimum easement 
width for a single utility is 15 ft. The minimum easement width for two adjacent utilities 
is 20 ft. The easement width shall be centered on the utility to the greatest extent 
practicable. At the time of final plat, a minimum 15 ft public easement should be 
granted along the entire length of the proposed public utility, centered on the utility 
(Condition 26). 

Street Liahts 

There are two existing street lights serving this site. They are located at the 
intersections of NE Conser Street with NE Jasper Street and NE Sorrel Place with NE 
Jasper Street. In accordance with 4.0.60.q, development should include five additional 
public street lights built to City standards. They should be placed at the intersection of 
NE Conser Street and the private alley, between the two intersecting alleys on NE 
Jasper Street, at the west end of NE Sorrel Place, at the east end of NE Sorrel Place, oe 
and mid block on NE Sorrel Place between NE Jasper Street and the eastern dead end b;" - - 
(Condition 30). - 

.c, 
s 
Q) 

The applicant has proposed installing 12 ft tall pedestrian scale light fixtures instead of E 
public street lights. These will not be allowed in lieu of public street lights built to City S 

0 
a 

standards. 9-, 2 
Overall Conclusion on Public Utilities 

Given the discussion above, the Seavey Meadows Subdivision, as proposed and 
conditioned, complies with Comprehensive Plan criteria and Land Development Code 
requirements. 

Franchise Utilities 

Applicable Land Development Code Criteria: 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

b. Utility easements with a minimum width of seven R. shall be granted to the public 
adjacent to all street rights-of-way for franchise utility installations. 

Existing franchise utilities are located in the vicinity of the subject site. Concurrent with 
the final plat and in accordance with LDC 4.0.100., 7 ft utility easements (UE) should be 
dedicated, as shown on the preliminary plat, along all street ROW'S (Condition 31). 
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Nexus and Rough Proportionality 

Construction of public improvements, as cited above, implement legislatively prescribed 
standards. Nexus and Rough Proportionality findings may not be required. However, 
given the benefits to the development of dedicating ROW and constructing the 
prescribed improvements, including, but not limited to, roadway, planting strips, 
setback sidewalks, and streetlights, Staff find that the requirements have nexus and are 
roughly proportional to the benefits received. 

CONCLUSION AND RECOMMENDATION - CONCEPTUAL AND DETAILED 
DEVELOPMENT PLAN 

Based on the criteria, findings, and conclusions discussed above, staff recommend that 
the Planning Commission Approve the request for approval of a Major Modification to a 
Conceptual and Detailed Development Plan as shown in Attachments A and M, and 
as conditioned in this staff report. 
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PART II 
MAJOR SUBDIVISION REPLAT 

DETERMINATION OF A MAJOR REPLAT 

Applicable Land Development Code Sections: 

Section I .6.20 - COMMON WORDS 

Replat (Major) - Land use process that is used when parcels within a recorded Subdivision 
are reconfigured such that four or more parcels are created or  deleted in a calendar year. 
Procedures for this type of land use application are outlined in Section 1.2.110.03 - Special 
Development, Chapter 2.4 - Subdivisions and Major Replats, and Section 2.4.50 - Major 
Replat. 

Section 2.4.50 - MAJOR REPLAT 

An application for a Major Replat shall be reviewed and processed in accordance with the 
Tentative and Final Subdivision Plat procedures in Sections 2.4.30 and 2.4.40 above. 

en 
As described above, the subject Planned Development proposal would result in the ? - 
reconfiguration of lots that were created through the original Seavey Meadows Detailed - - 

-w 
Development Plan. The Final Plat for Seavey Meadows, Phase 1, created 32 e 
residential lots and two tracts. The proposed development modifies the existing lotting 
pattern and reduces the number of lots to 15, including three tracts (Attachment M 

i! 
C 
Cf 

(Sheet H)). f-o 63 

3 
REVIEW CRITERIA 

Section 2.4.30 - TENTATIVE PLAT REVIEW PROCEDURES 

When an application is filed for a Subdivision, it shall be reviewed in accordance with the 
following procedures. 

2.4.30.04 - Review Criteria 

b. Residential Subdivisions - Requests for the approval of a Residential 
Tentative Subdivision Plat shall be reviewed t o  ensure consistency with the 
clear and objective approval standards contained in the following: the 
City's development standards outlined in the applicable underlying Zoning 
Designation standards in Article Ill of this Code; the development 
standards in Article IV of this Code; the standards of all acknowledged City 
Facility Master Plans; the adopted City Design Criteria Manual; the adopted 
Oregon Structural Specialty Code; the adopted International Fire Code; 
the adopted City Standard Construction Specifications; the adopted City 
Erosion Prevention and Sediment Control Ordinance; and the adopted City 
Off-street Parking Standards. Additionally, the following criteria shall be 
met for Residential Subdivisions and the application shall demonstrate 
adherence to them: 
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1. Consistency with the applicable development standards, including 
the applicable Pedestrian Oriented Design Standards; 

2. Preservation andlor protection of Significant Natural Features, 
consistent with Chapter 4.2 - Landscaping, Buffering, Screening, 
and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.1 1 - Minimum Assured Development Area 
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, 
and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
Streets shall also be designed along contours, and structures shall 
be designed to fit the topography of the site to ensure compliance 
with these Code standards; 

3. Land uses shall be those that are outright permitted by the existing 
underlying zoning designation. 

4. Excavafi~n and grading shall not change hydrology in terms of 
water quantity and quality that supports existing Locally Significant 
Wetlands andlor Riparian Corridors that are subject to Chapter 4.13 
- Riparian Corridor and Wetland Provisions. 

A Residential Subdivision that conforms to these criteria is considered to meet all 
of the compatibility standards in this Section and shall be approved. A Residential 
Subdivision that involves Uses subject to Plan Compatibility or Conditional 
Development review, or that involves a Zone Change, shall meet the applicable 
compatibility criteria for those Plan Compatibility, Conditional Development, and 
Zone Change applications. 

Part I of the staff report has responded to all of the LDC criteria identified above, except 
for the platting standards that are contained in Chapter 4.4 and portions of Chapter 4.0 
regarding land for public purposes. The remainder of this narrative focuses on these 
standards as they apply to the subject proposal. 

Section 4.4.20 - GENERAL PROVISIONS 

4.4.20.01 - Applicability 

All Land Divisions shall be in compliance with the requirements of the applicable zone and 
this Chapter, as well as with all other applicable provisions of this Code. Modifications to 
these requirements may be made through the procedures in Chapter 2.5 - Planned 
Development. 

The proposed replat will reconfigure the private property of the existing fourplex 
dwelling on the site. As shown, the replat would expand the area of the private lot to 
include adjacent areas that are currently owned by the original Homeowner's 
Association of Seavy Meadows. Because improvements are proposed within these 
areas, including location of a waterline and construction of setback sidewalks along 
Jasper Street, it is necessary to obtain consent from the current owner of the land (the 
Seavy Meadows Homeowner's Association), and to clarify who will retain ownership of 
these areas in the future. To address this issue, a condition of approval is 

Seavey Meadows (PLD08-00001, SUB08-00001) Page 100of 113 



recommended (Condition 32). 

Comments from the Benton County Surveyor's Office indicate that the name "Seavy 
Meadows" cannot be used for the Subdivision Replat. The applicant will need to 
choose another name for the subdivision replat (Development Related Concern IF). 

a. General - Length, width, and shape of blocks shall be based on the 
provision of adequate lot size, street width, and circulation; and on the 
limitations of topography. 

b. Size - Blocks shall be sized in accordance with the Block Perimeter 
provisions within Section 4.0.60.n of Chapter 4.0 - Improvements Required 
with Development. 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS 

n. Block Perimeter Standards - The following Block Perimeter requirements 
apply to ail development projects. Exceptions to these requirements may 
be approved for development that is smaller than one acre and situated in T- 

8 
areas where the street patterns are established and do not require T - 
connections to the development. - - 

1C, 

n3: 
I. Residential Standards - a, E 

c 
a) Complete Blocks - Developments shall create a series of 0 m 

complete blocks bound by a connecting network of public 1 ~ ,  

or private streets with sidewalks. When necessary to 2 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, andlor to 
Significant Natural Features, blocks may be bound by 
walkways without streets. 

b) Maximum Block Perimeter - The maximum Block Perimeter 
shall be 1,200 ft. Block faces greater than 300 ft. shall have a 
through-block pedestrian connection. 

c) Variations Allowed Outriaht -Variations of up to 30 percent 
to these block distances may be allowed outright to 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, to 
Significant Natural Features, to existing street patterns, 
andlor to existing development. 

As discussed in the Circulation Section of Part I of this narrative, the public streets 
constructed as part of the original Seavey Meadows subdivision will not be reconfigured 
as part of the subject proposal. Street improvements, such as the installation of 
planting strips and setback sidewalks will improve Jasper Street and Sorrel Place to 
comply with the City's local street standards. New blocks are formed as a result of the 
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introduction of two new private alleys. 

When Phase I of the Seavy Meadows site was originally developed, a block pattern for 
the entire development was approved that allowed multiple shared private driveways 
accessed from public streets. That block pattern would not comply with current block 
perimeter standards. However, Jasper Street and Sorrel Place were built consistent 
with that approved plan. Since that time, the presence of significant wetlands 
surrounding the development site, and the desire to preserve these wetlands, has 
precluded additional street connections from the Phase I site to the west, south, and 
east. Given this context, the proposed development has maximized opportunities for 
connectivity within the Phase I site, creating private alleys that will provide a looped 
connection between Jasper Street and Sorrel Place and between Jasper Street and 
Conser Street. Given the constraints of the site, there are no opportunities to create 
complete blocks through the development of adjacent parcels. Therefore, these 
standards are met, to the extent practicable, on the subject site. 

4.4.20.03 - Lot Requirements 

a. Size and Shape - Lot size, width, shape, and orientation shall be appropriate for the 
location of the Subdivision and for the Use Type contemplated. No lot shall be 
dimensioned to contain part of an existing or proposed street. All lots shall be 
buildable, and depth shall generally not exceed 2.5 times the average width. Lot 
sizes shall not be less than required by this Code for the applicable zone. Depth 
and width of properties reserved or laid out for commercial and industrial purposes 
shall be adequate to provide for off-street parking and service facilities required by 
the type of use proposed, unless off-site parking is approved per Chapter 4.1 - 
Parking, Loading, and Access Requirements. 

Each of the proposed lots is consistent with the standards described above. No lot is 
smaller than the minimum allowed in the RS-12 zone, all of the lots are buildable, and 
the dimensions of each lot do not result in the depth of any lot being more than 2.5 
times its width. This criteria is met. 

b. Access - Each lot shall abut a street other than an alley for a distance sf at least 25 
ft. unless: 

1. The lot is created through a Land Partition or Minor Replat, in which case 
Section 4.4.30.01, below, shall apply; andlor 

2. The lot meets the exemption in "a," or "b," below: 

a) Residential lots involving Single-family Detached; Single-family 
Attached, two units; or Duplex dwellings, provided: 

1) Front doors are less than 100 ft. from a street and are 
accessed by a sidewalk or multi-use path; and 

2) Vehicular access is provided via an alley. 
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With the exception of Lots I and 2, created for Buildings 17 and 18 (single family 
detached homes), each of the proposed lots front on a public street other than an alley 
for a distance of at least 25 feet. The applicant has requested to vary from this 
standard for Lots I and 2. Staff support the requested variation. Discussion of this 
request may be found in the portion of this staff report regarding Compensating 
Benefits. Findings from that discussion are incorporated by reference as findings under 
the above criterion. Lots 1 and 2, which are occupied by Buildings 17 and 18, will front 
on Tract 'C' for a distance of at least 25 feet. 

d. Lot Side Lines - Side lines of lots, as much as practicable, shall be at right angles 
to the street the lots face. 

e. Lot Grading - Lot grading shall conform to Chapter 4.12 - Significant Vegetation 
Protection Provisions; and the City's excavation and fill provisions. 

g. Large hots - In dividing land into large Iots that have potential for future further 
Subdivision, a conversion plan shall be required. The conversion plan shall show 
street extensions, utility extensions, and lot patterns to indicate how the property 
may be developed to Comprehensive Plan densities and to demonstrate that the 
proposal will not inhibit development of adjacent lands. 

m 
The side lot lines of each of the proposed lots are at right angles to the streets they 0 

"; 
front on to the extent practicable. - - - 

-w 
C: 

The site's topography is essentially flat and none of the existing vegetation is subject to 
protection measures contained in LDC Chapter 4.12. The preliminary excavation and 

E 
r: 
ha 

grading plan demonstrates that the development will retain the overall existing (B 

topography and be consistent with the City's grading standards. 4 
While the lots proposed to contain the triplex and multiplex units are large enough to be 
further subdivided, the applicant has no intent of doing so in the future. Any request to 
accomplish this would have to be approved through a subsequent Planned 
Development approval that would afford the opportunity to address street and utility 
extensions and lotting patterns. These criteria are met. 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle faciiities shall be provided whenever these facilities are 
located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft, The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

b. Utility easements with a minimum width of seven ft. shall be granted to the public 
adjacent to all street rights-of-way for franchise utility installlations. 

e. Where street, trail, utility, or other rights-of-way andlor easements in or adjacent to 
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development sites are nonexistent or of insufficient width, dedications may be 
required. The need for and widths of those dedications shall be determined by the 
City Engineer. 

f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

The proposed tentative plat shows the locations of the site where public easements are 
granted to facilitate the construction and maintenance of public infrastructure. 
Easements will be finalized through necessary documentation and in conjunction with 
recording the Final Plat. Because the City of Corvallis currently owns the property, 
right-of-way dedication will not be necessary to expand the roadway widths adjacent to 
the development, as is typically required. Instead, the City will deed only the portion of 
the site that will be used for the private development to Willamette Neighborhood 
Housing Services, and retain the remaining areas for right-of-way. 

0 
1; - - CONCLUSION AND RECOMMENDATION - TENTATIVE SUBDIVISION PLAT - 
4-4 
c As conditioned and modified by variations requested through the Planned Development 
I process, the proposed subdivision complies with all applicable subdivision 
C 
o requirements. Based on the criteria, findings, and conclusions discussed above, staff 
m 

2 recommend that the Planning Commission Approve the request for approval of a Major 
Subdivision Replat, as shown in Attachments A and M, and as conditioned in this staff 
report. 

RECOMMENDED MOTIONS 

RECOMMENDED MOTION FOR APPROVAL OF A MAJOR MODIFICATION TO A 
CONCEPTUAL AND DETAILED DEVELOPMENT PLAN 

Motion: I move to approve the proposed Major Modification to a Conceptual 
and Detailed Development Plan (PLD08-00001). My motion is based 
upon the staff recommendation to the Planning Commission. 

RECOMMENDED MOTION FOR APPROVAL OF A MAJOR SUBDIVISION REPLAT 

Motion: I move to approve the proposed Major Subdivision Weplat (SUB08- 
00001). My motion is based upon the staff recommendation to the 
Planning Commission. 
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Recommended Conditions of Approval 
The following conditions of approval have page references on the leR side which 
indicate where in the staff report discussion and analysis is made relative to that 

specific condition. 

ts A and M of the staff report, unless a 

Planned Development Modification. Such changes may be 
ssed in accordance with Chapter 2.5 of the Land Development 

of any City Permit for work on the development site, the applicant 
shall provide Planning Division Staff with documentation from the 
Department of State Lands concurring with the applicant's wetland 
delineation for the site. 

Prior to any site work, or issuance of any City Permit for work on the 
development site, the applicant shall provide Planning Division Staff 
with an approved fill permit from the Department of State Lands and 
any other required permits from the US Army Corps of Engineers or 

referenced in LDC Section 3.6.30, 3.6.40, and 3.6.50, except as 
varied by this approval. Approved variations include the following: 

a. Variation to'the 25-foot maximum front yard setback for 
Buildings 10, 1 1, 17, and 18 

Landscape Construction Documents - Prior to issuance of 
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construction documents for this site which contain a specific 
planting plan (including correct plant names in the Latin 
format) for proposed landscaping, trees, shrubs, and 
groundcover. Plans for an automatic irrigation system to 
irrigate this landscaping shall also be submitted for review and 
approval. lrrigation is required in planting strips along Conser 
Street, Jasper Street, and the portions of Sorrel Place that do 
not abut single family detached, or duplex units. lrrigation is 
also required in required green areas, for required alley trees, 
and in parking lot landscape buffers. The detailed landscape 
plans shall be generally consistent with the landscape plans 
submitted for land use approval, and shall address the 
following requirements, as well as other requirements 
addressed in the staff report: 

1. Landscaping surrounding private outdoor open space 
areas shall provide some level of screening for privacy 
purposes, consistent with LDC 3.6.50.02.d. 

2. Address parking lot buffering for parking areas with four 
or more parking spaces, consistent with LDC 4.2.40. 

3. The height of hedges and fences within required yard 
areas shall be limited, consistent with LDC 4.2.50.01 

4. Required screening of trash receptacles, per LDC 
4.10.60.05 (see also Condition 8). 

b. Landscape Maintenance Bond - All required landscaping for 
the development shall be planted or financially secured prior to 
the following thresholds: 

1. Street trees and planting strip landscaping along 
Conser Street, shall be planted in conjunction with 
PlPC improvements. 

2. Green area landscaping, street trees along Jasper 
Street and Sorrel Place, parking lot landscaping, and 
alley trees shall be installed on, or adjacent to, each lot 
prior to approval of final inspections for the final 
dwelling unit on each lot. 

All required landscape areas shall be designed to achieve a minimum 
of 90% ground coverage within 3 years. A 3-year maintenance bond 
for street trees and planting strip landscaping, green area 
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future residents in the selection of playground amenities for the 
required playground in Common Green #I, playground amenities, as 

tions that were provided by 

approved through the Planned Development process: 

a. If the fourplex option is chosen for Buildings 10 and 1 1, Units 
33 and 34 may be constructed with front doors located more 
than 200 feet from the nearest public sidewalk. 

b. With either design option (fourplexes or quads), Buildings 10 
and I 1  may be constructed without complying with the 25-foot 
maximum front yard setback or building frontage requirement. 

c. The community building (Building 7) shall demonstrate 
compliance with the multifamily PODS window coverage 
standards (LDC 4.10.60.04.d.5) instead of the standards of 
LDC 4.10.70.05.b.6. 

3) shall be revised at the time of building permit application to show a 
direct, paved walkway connection from the front doors of each unit on 
the north side of the buildings to the sidewalk along Conser Street. If 

Buildings 4, 5, or 6 ,  the required screening shall be in place for 
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of on-site vehicle parking to serve the community building, the 

access requirements shall be demonstrated either through the PlPC 
permit process, or through the permit process for private 
improvements on the site. 

a. Private alleys shall be painted as fire lanes (red curbs with 
white lettering - NO PARKING - FIRE LANE). That marking 
shall extend to both sides of the westerly private alley as it 
comes around to meet Sorrel Place. 

b. Sorrel Place and Jasper Street shall be restricted to allow 
parking only on one side of each street - along the north side 
of Sorrel Place and along the west side of Jasper Street. This 
restriction shall be indicated by signage along the south side 
of Sorrel Place and east side of Jasper Street stating "NO 

mandatory. Compliance with this requirement shall be demonstrated 
through the building permit process. 

a. Buildings shall be contained within the building envelopes as 
shown on the applicant's February 25, 2008, plan set, or shall 
comply with applicable setback requirements of the zoning 
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February 25, 2008, plan set. 
e. Buildings shall comply with POD standards, consistent with the 

stipulations of Condition 6. 
Buildings shall be no higher than 30 feet, as measured at the 
highest point of each building. 

g. The number of bicycle parking spaces within units shall remain 

n will comply with all applicable 

the developmknt to place each triplex on an individual lot that 

engineered public improvement plans. Prior to issuance of any 
structural or site utility construction permits, the applicant shall obtain 
approval of, and permits for, engineered plans for public 
improvements from the City's Engineering Division. The applicant 
shall submit necessary engineered plans and studies for public utility 
and transportation systems to ensure that adequate street, water, 
sewer, storm drainage and street lighting improvements are provided. 
Final utility alignments that maximize separation from adjacent 
utilities and street trees shall be engineered with the plans for public 
improvements in accordance with all applicable LDC criteria and City, 

EQ and Oregon Health Division requirements for utility separations 

ures outlined in Land 
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or secured in accordance with the provisions of Section 2.4.40.08. 

e original ROW centerline. 

Construction of sidewalks may be deferred until development of the 
site and reviewed as a component of the Building Permit. However, 
in no case shall construction of the sidewalks be completed later than 
three years from the recording of the Final Plat. The obligation to 
complete sidewalk construction within three years will be outlined in a 
deed restriction on affected parcels and recorded concurrently with 
the Final Plat. Public improvements include, but are not limited to, 6 

or secured in accordance with the provisions of Section 2.4.40.08. 
Construction of sidewalks may be deferred until development of the 
site and reviewed as a component of the Building Permit. However, 
in no case shall construction of the sidewalks be completed later than 
three years from the recording of the Final Plat. The obligation to 
complete sidewalk construction within three years will be outlined in a 
deed restriction on affected parcels and recorded concurrently with 
the Final Plat. Where sidewalks abut common areas, the sidewalks 
and planted areas shall be installed with street improvements. Public 

time of final plat, the applicant shall create separate, privately owned, 
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070, the owner of the utility, including abandoned utilities, shall 

tilities upon request. The City prefers complete removal of all 
bandoned utilities. 

lignment parallel and south of NE Conser Street is not an 

located outside of a public ROW shall be placed in a public utility 
easement. The minimum easement width for a single utility is 15 ft, 

lemented. Infiltration and open storm water 

hould be designed consistent with both criteria outlined in Appendix 
of the Storm Water Master Plan, and criteria outlined in the most 
cent version of the King County, Washington, Surface Water 
sign Manual, and should be designed to capture and release run- 
so the run-off rates from the site after development do not exceed 

he pre-developed conditions, based on the 2-year, 5-year, and 10- 
ear, 24-hour design storms. Installation of the private portions of the 
torm drainage system will be subject to permitting through the City's 
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Manual. The water quality facilities shall be designed to 
70 percent of the total suspended solids (TSS) entering the 

y design storm, 0.9" 24-hr rainfall event 

- All required and proposed, 

ecured in accordance with the provisions of Section 2.4.40.08. Five 
ew public street lights shall be constructed to City standards. They 
hould be placed at the intersection of ME Conser Street and the 

reet, at the west end of NE Sorrel Place, at the east end of NE 

Street and the eastern dead end. 

property, shall be provided from each affected property owner. 
Additionally, the final plat may be modified to retain the current 

Develo~ment Related Concerns: 

A. Mailbox Locations - Mailbox locations shall be coordinated between the 
developer and the Post Office as part of the public improvements construction 
process. 

A. Excavation and Gradinu Plans - Prior to issuance of any construction permits, 
the applicant shall submit an excavation and grading plan, including erosion 
control methods, to the City's Development Services Department for review and 
approval. 
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B. Other Permits - Prior to issuance of any construction permits, the applicant shall 
be required to obtain a National Pollutant Discharge Elimination System 
(NPDES) permit if construction activity will disturb, through clearing, grading, 
and/or excavation, one acre of the site. Additionally, any permits required by 
other agencies such as the Division of State Lands; Army Corps of Engineers; 
Railroads; County; or Oregon Department of Transportation, shall be approved 
and submitted to the City prior to issuance of any City permits. 

C. Infrastructure Cost Recovery - Where it is determined that there will be 
infrastructure Cost Recovery payments from past public improvements the 
developer shall pay their required share of the costs prior to receiving any 
building permits in accordance with Cowallis Municipal Code 2.18.040. 

D. Streetscape Plan - As part of the public improvement plans, the applicant shall 
include a "streetscape" plan that incorporates the following features: composite 
utility plan; street lights; proposed driveway locations; vision clearance triangles 
for each intersection; street striping and signing (in conformance with the 
MUTCD); and proposed street tree locations. 

E. Subdivision Name - The County Surveyors Office notes that the name "Seavy 
Meadows" has already been used by a recorded plat within Benton County. 
Another subdivision name will need to be selected prior to recording of the final 
plat for the Major Subdivision Replat. 
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TRIPLEX ALTERNATE: 
NOT DESIRABLE TO CONNECT HOUSES 
DIRECTLY TO THE SIDEWALK AT CONSER. 
PREFERRED DESIGN IS THE lRIPLEX WITH 
CONNECTION OF HOUSE TO ALLEY AS 

QUAD OR FOURPLEX ALTERNATE 
BOTH SENIOR QUADS (EXHIBIT GI) AVD 
FAMILY FOURPLEX (EXHIBIT G2)  ARE 
SHOWN PROPOSAL WOULD LIKE THE 
FLEXIBILITY TO DO EITHER SCHEME 

SHOWN ON EXHIBIT GI .  
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NORTHSTAR SURVEYING, INC. 
7 2 0  N.W. 4th Street  

CowalLis, Oregon 9 7 3 3 0  
Pllone: 5 4 1 - 7 5 7 - 9 0 5 0  

PER WE R A T  OF SFAW M E A O O ~  -SASE 1 unl iv  IND sfewcr FABFUENTS SMLL BE SEMM ( I )  r ~ i i  i~ MOTH 
w )ITHE STREET PRONTAOFL AS SOW ON SLO PLIT i~ A O O ~ O N  unuw ANO SFRV~CE EAERIENIS SNUL INCLUO~. 
COMMON AREAS .A" AND "8' mm SURROVNO AU ORIWNAL LOT CLUSTERS AS sww w PLAT 

CURVE DA TA 
LOT & TRACT AREAS 
LOT 1 - 3.34, SaFI LOT 10 - 27,073 SOFT 
LOT 1 - 4.437 S W T  LOT ll - li).t*I SOFT 
LOT 3 - 2.747 5W LOT 12 1 27,272 SQfT 
LOT 4 - 2747 20- TRACT A - t I . B Z O  SOFI  
LOT 5 - 2,747 SOFT T R C T  B - 10.011 S m  
LOT 6 - 2.747 s o n  macr c . s.62, s o n  
W T  7 - a865 S W  M O m W &  R/W OEOlCAnW xr 16,066 l(n 
LOT 8 - t+7e S W  RZWLTANT OURRAN1 TRACT - IS.SZ7 IM 

LOT 9 - I.467 SW 

TEN TA TtVE PLAT 

SEA VEY MEAD0 W S  
YOLLAMETTE NElW0ORHOOD HWSINO SERWCES 

SE 1/4 SECTION 24 & NE 1/1 SECTION 25, 
TOWSHIP 11 SOUTU, RANGE 5 WEST. WLLAMETTE MERIDIAN 

CMIVALLIS. BENTON C W N N ,  OREGON 

FEBRUARY 11. 2008 
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Seavy Meadows 
Comprehensive P an Map Des 

I City Limits Line 

1 NaturalhazardsoverIay.shp MHD 
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City Limits Line Twptenthsflo~dwa~pr~tections.shp 
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Corrected1 00yrfloodplainprotections.shp .b.".m Urban Growth Boundary 
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MUNIm DEVELOPMEN 
P.O. Box 1083, Corvallis, OR 97339-1083 

Planning (503) 757-6908 
iiousing and Redevelopment 757-6981 
Building 757-6929 

XOTICE OF DISPOSITION 

ORDER 82-70 

CASE PD-82-5, S-82-2 - Seavy Meadows 
APPLICANT Gary Gorman 

. 913 NW Grant Avenue 
Corvallis, OR 97330 

ASSESSOR MAP 11-5-24, Tax Lots 1000, 1104, 1105, 1107 & 1108 

REQUEST The applicant is requesting approval of a 
detailed planned development for the entire 
parcel and a tentative plat approval for Phase I 
of this proposed housing development. 

-w 
The Planning Commission conducted a review of the C 

proposed request on October 6, 1982 and found that the request i!! 
C 
0 

should be ~uoroved - .  with conditions and adopts the findings cis 

of fact and conclusions contained in the staff report 2 
, dated 9-30-82, and the Planning Comnission 

minutes date 10-6-82. -- 
If you are an affected party and wish to appeal this decision, 
appeals must be filed within 10 days from the date of decision, 
in writing, with the City Recorder. The following information must 
be included: 

a, Name and address of the appellant(s), 
b, A reference to the subject development and case number, if any. 
c. A statement of the specific grounds for appeal. . A statement as to how you are an affected party. 
e. Filing fee of $62.00 (no fee required for an appeal of the 

Community Development Director's decision). 
I _ I- 

~ p ~ e a l s  must be filed by 5:00 p.m. on the final day of the appeal 
period. When the final day of an appeal period falls on a weekend 
or hq%iday, t h ~  appeal period shall be extended to 5:00 p.m. on the 
subsequent work day. 

The City Recorder's Office is located in the Law Enforcement Building, 
Finance Department, 180 NW 5th Street. 
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SPECIAL T@QUIREMEly,TS COx_DITION9 

I Approval by Date - - 

I I CONDITIONS OF APPROVAL 

I ( Condi t ions  of t h e  D e t a i l e d  Development P l an  I 
A d e t a i l e d  landscape p l a n  i n d i c a t i n g  l o c a t i o n ,  t ype  and s i z e  of 
a l l  p l a n t  m a t e r i a l s  t h a t  w i l l  be  p l a n t e d  a s  p a r t  o f . P h a s e  I 
development s h a l l  meet t h e  approva l  of t h e  Community Development 
D i r e c t o r  p r i o r  t o  i s s u i n g  b u i l d i n g  permi t s .  Th i s  p l a n  w i l l  conform 
t o  t h e  g u i d e l i n e s  of t h e  d e t a i l e d  development p l a n  and t h e  d i s c u s s i c  
above. I t  w i l l  be reviewed i n  terms of  i t s  a b i l i t y  t o  s o f t e n ,  
s c r e e n ,  o r  o the rwi se  suppor t  t h i s  development p a t t e r n .  Fencing, 
t r a s h  and u t i l i t y  s c reen ing ,  a p p r o p r i a t e  e l e v a t i o n s ,  ground 
p a t t e r n s ,  i r r i g a t i o n ,  and o t h e r  r e l e v a n t  d e t a i l s  s h a l l  be inc luded  
i n  t h i s  p l an .  

Seavy Avenue s h a l l  be r e a l i g n e d  a t  i t s  i n t e r s e c t i o n  wi th  Conser 
S t r e e t  and improved t o  C i r c l e  Boulevard i n  con junc t ion  wi th  
Phase I development. A f u l l  s t r e e t  improvement i nc lud ing  curbs ,  
d r a inage ,  pav ing ,  s idewalk (on one s i d e  o n l y ) ,  and removal of t h e  
abandoned p o r t i o n  of Seavy Avenue w i l l  be  r e q u i r e d ,  The improve- 
ment of  t h a t  p o r t i o n  of Seavy Avenue t o  t h e  east  of  t h e  r e a l i g n -  
ment i s  r e q u i r e d  i n  con junc t ion  wi th  Phase I11 o r  p l a t t i n g  of 
a d j a c e n t  l and  - and p r i o r  t o  t h e  p l a t t i n g  of t h e  a r e a s  shown as 
Phase I V  and/or Phase V. A l l  improvements s h a l l  be  designed and 
c o n s t r u c t e d  t o  meet t h e  approva l  of t h e  C i t y  Engineer.  

Conser S t r e e t ,  from Seavy Avenue t o  t h e  n o r t h e a s t  l i n e  of Phase I ,  
and t h e  p u b l i c  s t r e e t s  w i t h i n  Phase I s h a l l  be  c o n s t r u c t e d  wi th  
Phase I. The improvements s h a l l  i n c l u d e  curb ing ,  streets, 
d r a i n a g e ,  and walks;  t h e s e  s h a l l  be designed and c o n s t r u c t e d  t o  
meet t h e  approva l  of t h e  C i t y  Engineer.  Walks s h a l l  be  cons t ruc t ed  
w i t h  t h e  p u b l i c  s t r e e t  c o n s t r u c t i o n .  

3. No b u i l d i n g  pe rmi t s  s h a l l  be i s s u e d  f o r  any u n i t  a cces s ing  a  
p r i v a t e  driveway u n t i l  a s su rances ,  meeting t h e  app rova l  of t h e  
C i t y  Engineer ,  a r e  made f o r  t h e  c o n s t r u c t i o n  o f  t h e  e n t i r e  p r i v a t e  
driveway, and underground power, ga s ,  t e lephone ,  and TV c a b l e  
E i  t h i n  t h e  p r i v a t e  driveway easements. The p r i v a t e  driveways 
s h a l l  be des igned  and c o n s t r u c t e d ,  i n c l u d i n g  cu rb ing  and d ra inage ,  
t o  meet t h e  approva l  of t h e  C i t y  Engineer.  Val ley  g u t t e r s  s h a l l  be 

L c o n c r e t e -  . 
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SPECIAL REQUI RENENTS AND CON9ITIONS 

4. Legal  i n s t rumen t s  d e l i n e a t i n g  t h e  maintenance r e s p o n s i b i l i t y  
f o r  p r i v a t e  driveways and acces s  r i g h t s  and maintenance 
r e s p o n s i b i l i t y  f o r  maneuvering a r e a s  ( i n c l u d i n g  o u t s i d e  of 
Phase I )  o p p o s i t e  t h e  Phase I garages  s h a l l  be recorded p r i o r  
t o  o r  s imul taneous ly  w i th  t h e  p l a t .  The C i t y  s h a l l  be a p a r t y  
t o  t h e s e  covenants  and r e s t r i c t i o n s  and s a i d  covenants and 
r e s t r i c t i o n s  s h a l l  be  approved by t h e  C i t y  At torney ,  

5 ,  Maneuvering a r e a s  on t h e  oppos i t e  s i d e  o f  t h e  p r i v a t e  driveways 
from any garage  o r  park ing  a r e a  s h a l l  be  c o n s t r u c t e d  p r i o r  t o  
o r  i n  con junc t ion  w i t h  t h e  oppos i t e  s i d e  garage.  

6. Garages (and c a r p o r t s )  t h a t  a r e  shown on t h e  a p p l i c a n t ' s  common 
d r i v e  d e t a i l  as a d j a c e n t  t o  t h e  24-foot p r i v a t e  acces s  easement 
s h a l l  have c l e a r  v e h i c u l a r  openings .(doors)  of  a minimum of  
1 0  f e e t  i n  width ,  An a l t e r n a t i v e  would be t o  move those  
p a r t i c u l a r  garages  away from t h e  p r i v a t e  driveway an a d d i t i o n a l  
4 f e e t  and reduce t h e  c l e a r  opening wid th  t o  9 f e e t .  

7. Fences a long  p r i v a t e  driveways s h a l l  be s e t  back a  minimum of 
3 f e e t  from t h e  back of  t h e  curbs .  

8. The s m a l l  t r i a n g u l a r  p a r c e l  c r e a t e d  by t h e  rea l ignment  of Seavy 
Avenue s h a l l  be landscaped and inc luded  as a  right-of-way dedi-  
c a t i o n .  The abandoned s e c t i o n  of Seavy Avenue s h a l l  be removed 
wi th  t h e  s t r e e t  c o n s t r u c t i o n  and t h a t  a r e a  s h a l l  be p lan ted .  

9 .  Guest pa rk ing  proposed i n  t h e  Phase I development r e p r e s e n t s  an 
exper iment  w i th  r e s p e c t  t o  t h e  number of  spaces  provided. Fu tu re  
phases  may be r e q u i r e d  t o  provide a d d i t i o n a l  g u e s t  parking.  

Based upon s t a f f ' s  o b s e r v a t i o n s ,  f u t u r e  phases  may be r e q u i r e d  t o  
a l t e r  t h i s  development p a t t e r n  i n  o r d e r  t o  p rov ide  a d d i t i o n a l  
park ing  spaces .  

1 0 ,  A p u b l i c  drainageway d e d i c a t i o n  i n c l u d i n g  a l l  l and  w i t h i n  2 0  f e e t  
of o r  e a s t  of  t h e  t o p  of t h e  bank nea r  t h e  e a s t  p rope r ty  l i n e  i s  
r equ i r ed .  The d e d i c a t i o n  a r e a  s h a l l  be  surveyed and monumented. 
The d e d i c a t e d  p r o p e r t y  s h a l l  be f r e e  of  a l l  l i e n s  and encumbrances 
a t  t h e  t ime of  d e d i c a t i o n ,  The drainageway d e d i c a t i o n  w i l l  be 
made c o n c u r r e n t l y  w i t h  Phase V,  A l e g a l  d e s c r i p t i o n  and ease- 
-ment w i l l  be provided w i t h  Phase I. U s e  r e s t r i c t i o n s  on t h e  
easement w i l l  be  s p e c i f i e d  i n  t h e  s u b d i v i s i o n  covenants,  codes 
and r e s t r i c t i o n s  and w i l l  meet t h e  C i t y  Engineer ' s  approval .  

11. The i n t r u s i o n  of  p o r t i o n s  of t h e  PD p l a n  i n t o  t h e  drainageway 
d e d i c a t i o n  a r e  not approved. 

1 2 .  I r r i g a t i o n  meters  a r e  r e q u i r e d  i n  t h e  common a r e a s ;  t h e  l o c a t i o n s  
of t h e s e  meters  s h a l l  meet t h e  approva l  of t h e  U t i l i t i e s  D i r ec to r .  
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SPECIAL REQUIREMENTS AND CONDITIONS (CONTINUED) PD-82-5/~-82-2 (10-6-82) 

13. The 2-acre park  w i l l  be ded ica t ed  t o  t h e  C i t y  p r i o r  t o  t h e  
approva l  of t h e  f i n a l  p l a t i ' f o r  Phase I V  o r  Phase V. Th is  dedi-  
c a t i o n  s h a l l  be  g iven  c l e a r  o f  l i e n s t a n d  encumbrances. I t  s h a l l  
meet t h e  app rova l  o f  t h e  Parks  D i r e c t o r ,  C i t y  Engineer ,  and t h e  
Community Development D i rec to r .  The d e d i c a t i o n  s h a l l  be surveyed 
and monumented, 

1 4 .  Attached u n i t s  s h a l l  be b u i l t  s imul taneaus ly .  

15. P r i v a t e  s t r e e t  s i g n i n g  w i l l  be r e q u i r e d  wi th ,  o r  p r i o r  t o ,  p r i v a t e  
s t r e e t  c o n s t r u c t i o n .  Such s i g n i n g  s h a l l  meet t h e  approva l  of t h e  
C i t y  Engineer. 

16,  " F i r e  Lane, No Parking" s i g n s  w i l l  be l o c a t e d  a long  t h e  p r i v a t e  
d r i v e .  This  s ignage  w i l l  meet t h e  approva l  of  t h e  F i r e  Marshall .  

Condi t ions  of t h e  T e n t a t i v e  P l a t  

117. The Phase I p l a t  s h a l l  i n c l u d e  t h e  Conser S t r e e t  right-of-way, 
t h e  new Seavy Avenue right-of-way, a l l  7 - foo t  u t i l i t y  and s e r v i c e  

I easements a d j a c e n t  t o  p l a t t e d  right-of-way of  l e s s  t han  60 f e e t  
i n  width. 

1 8 .  The t a x  l o t s  f o r  t h e  land n o t  inc luded  i n  t h e  t e n t a t i v e  p l a t  s h a l l  
be  conso l ida t ed  p r i o r  t o  f i n a l  p l a t  f o r  Phase I. 

1 9 .  Storm d ra inage  f a c i l i t i e s  and t h e  s a n i t a r y  sewer system s h a l l  be 
designed and c o n s t r u c t e d  t o  meet t h e  app rova l  of t h e  C i t y  Engineer.  

20. U t i l i t y  and s e r v i c e  easements s h a l l  be  provided t o  m e e t  t h e  approva l  
of t h e  C i t y  Engineer.  Except where a d j a c e n t  t o  right-of-way, t h e  
minimum easement width  s h a l l  be 15 f e e t .  

21. P u b l i c  w a t e r l i n e  ex t ens ion  a r e  r e q u i r e d  t o  s e r v e  t h i s  subd iv i s ion .  
The w a t e r l i n e s  s h a l l  be designed and c o n s t r u c t e d  t o  meet t h e  
approva l  of t h e  U t i l i t i e s  D i r ec to r .  The p r o v i s i o n  of wate r  s e r v i c e  
i s  s u b j e c t  t o  e x i s t i n g  C i t y  p o l i c i e s ,  o rd inances  and s tandards .  

22. F i r e  hydran ts  and f i r e  f lows s h a l l  be provided f o r  a l l  phases  t o  
meet t h e  app rova l  of t h e  F i r e  Chief .  

23. Mailbox l o c a t i o n s  s h a l l  be  approved by t h e  Postmaster  and C i t y  
Engineer.  P r i o r  t o  f i n a l  p l a t t i n g ,  a s su rances  f o r  mailbox 
i n s t a l l a t i o n  w i l l  be r equ i r ed .  

24. An easement f o r  b i c y c l e  and p e d e s t r i a n  movement s h a l l  be shown 
on t h e  d e t a i l e d  development p l an  a d j a c e n t  t o  t h e  SPRR r a i l r o a d  
t r a c k s .  This  easement s h a l l  be i n d i c a t e d  on t h e  f i n a l  p l a t .  
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NOTICE OF DISPOSITION 

ORDER 91-12 

CASE DC-91-1, PD-91-1, S-91-1, Conifer Village IV, V, VI 

APPLICANT SK Enterprises 
P.O. Box 734 
~orvallis, OR 97330 

LOCATION Along Conser Drive south of Conifer Boulevard 
(Assessor's Map Number 11-524DA, Tax Lots 500,700, 
900, and 1100 plus Assessorgs Map Number 11-5-24, 
Tax Lots 201, 1114, and 1502) . 

REQUEST District Map changes from PD(RS-9) and PD(RS-12) to 
PD(RD-6) and approval of a Detailed Development 
Plan and tentative Plat for Conifer Village IV and 
V. The subdivision would establish 63 single- 
family lets with an average lot area ~f 7,500 
square feet. 

63 
The Corvallis Planning Commission conducted a review of the v- - 
proposed request on March 6, 1991 and found that the - - 
request should be approved with conditions and adopts the .c.r 

C 
findings of fact and conclusions contained in the staff report 
dated February 22, 1991. E 

C 
0 
a 

If you are an affected party and wish to appeal this decision, .c.r 

appeals must be filed within 10 days from the date of decision, 3 
in writing, with the City Recorder. The following information 
must be included: 

a. Name and address of the appellant(s). 
b e  A reference to the subject development and case number, if 

any. 
c. A statement of the specific grounds for appeal. 
d. A statement as to how you are an affected party. 
e. Filing fee of $102.00 (no fee required for an appeal of the 

Planning Director's decision). 

Appeals must be filed by 5:00 p.m. on the final day of the appeal 
period. When the final day of an appeal period falls on a 
weekend or holiday, the appeal period shall be extended to 
5 : 0 0  p.m. on the subsequent work day. 

The City Recorder is located in the City Manager's office 
City Hall, 501 SW Madison Avenue. 

 err-er , Chairperson 
~orvall' Planning Commission 
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File Number: DC-91-1, PD-91-1, S-91-1 

Subject/~ocation: conifer Village IV, V and VI - Along Conser 
Drive south of Conifer Boulevard, Assessor's Map Number 11-5- 
24DA, Tax Lots 500, 700, 900 and 1100 plus Assessor's Map Number 
11-5-24, Tax Lots 201, 1114, and 1502. 

Approval by: Cowallis Planning Division Date: March 6, 1991 

CONDITIONS OF APPROVAL 

1. Prior to issuing building permits, the applicant shall 
submit for approval a site/landscape plan that addresses 
the following: 

A. Concurrent with public improvements, the developer shall 
establish, along the South property line of the subject 
property, a 5 foot high fence and appropriate trees. These 
trees shall be able to screen rear yards from,apartment 
views but not obstruct the dwelling's solar access. 

B. Concurrent with building permits, the developer shall 
continue along Conser Drive, the establishment of street 
trees and exterior side yard fencing that is consistent 
with the site and landscape plans specified in Conifer 
Village I, 11, and 111. Fences shall be set back 10' from 
the property side of the sidewalk. 

C. All required street trees shall be specified by their 
Standardized Plant Name and those on the north side of the 
cul-de-sacs shall be "solar access friendly" trees. 

2. Concurrent with development of the site, a drainageway 
dedication must be provided to the City for the natural 
drainageway illustrated along the eastern property line. 

3. Prior to final plat of Conifer Village V, documentation 
from the Division of STate Lands and the Corps of Engineers 
indicating that this project is not subject to their 
jurisdiction shall be provided to the City. If permits 
from these agencies are needed, copies of those permits 
shall be provided prior to final plat. 

4.  Easements must be provided for all portions of the sanitary 
sewer and storm drain systems which are located outside the 
public right-of-way. 

Attachment H-2 



1 

The full length of the common driveway shall be curbed and 
drained, and constructed concurrent with the public 
improvements. The final plat shall indicate ownership, 
access rights, and maintenance responsibilities for the 
common driveway. In addition, the CC & R t s  shall specify a 
method to resolve property owner disputes related to the 
maintenance and management of this shared driveway. 

Prior to development of Conifer Village V, there shall be 
an improved pedestrian walk connecting the existing 
concrete path (located on the north side of Stewart Slough 
west of Conser Drive) to the grass maintained area of 
Village Green Park. If requiring rail road easements would 
delay development, then staff may approve all or part of 
the final plat and issue permits given the applicant 
provides appropriate assurances to fund trail construction. 

Prior to issuance of any construction permits, the 
applicant shall submit engineered plans for public streets 
and walks, water, sanitary sewer, and storm drain for the 
approval of the City Engineer. 

Prior to issuing building permits in Conifer Village IV, 
the applicant shall dwellings will meet 
Land Development Code energy performance criteria or an 
equivalent energy performance such as that achieved by the 
"Super Good Cents" program, 

Prior to final plat in Conifer Village V, Solar Envelopes 
will need to be constructed for each lot that is solar 
access protected and this information shall be 
appropriately recorded with the plat. 

It shall be specified that trees are not subject to the 
height standard of the Solar Envelopes and that full solar 
access protection can only be assured by successfully 
obtaining a Solar Access Permit from the City. 

Prior to issuing building permits in Conifer Village V, the 
applicant shall provide the City with dwelling designs that 
include functional passive solar systems and these designs 
will be boldly marked as solar options and made available 
to potential buyers as an option the developer is willing 
to build. 

At the time of building permit review in Conifer Village V, 
if a home protected by a solar envelope does not have its 
long side facing south, then the home will be built to the 
conservation provisions of Condition 8. 
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Addendum to Seavey Meadows Wetland Delineation 

Re: Seavey Meadows Wetland Delineation Project 
Permit #: 21862-FP 

RECEIVED 
JAN 2 8 2008 

Prepared for: 
Willamette Neighborhood Housing Services 
And The City of Corvailis 

Prepared by: 
Turnstone Environmental Consultants 
P.O. Box 816 
Philomath, OR, 97370 

November 2007 

Community Development 
Planning Division 
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TURNSTONE ENVIRONMENTAL CONSULTANTS INC. 
'I' ST0  Specializing in natural resource inventories, environmental assessments and analysrs 

www.turnsteneenvironrnenfa1.com 
EN' l K L l h ? . * F N i k L  C J N 5 J L I I N i 5  P.0. BOX 816, Philomath, 08 97370 541.929.7542 

Oregon Division of State Lands 
Attn: Wetlands Program Manager 
775 Summer Street NE 
Salem, OR 9731 0-1 337 

January 7,2008 

Subject: Re-issuance of Jurisdiction Determination, Seavey Meadows, Corvallis, Benton 
County, Oregon. 
Permit # 21 862-FP 

Turnstone Environmental Consultants (TECIJ conducted an update of a wetland delineation at the 
above referenced property in March of 2007. The attached documents and figures serve to satisfy the 
standards of the Department of State Lands (DSL) for the re-issuance of the Jurisdictional 
Detemination received for the 1998 wetland delineation. 

I 

The report describes the field indicators present on the site observed at the site and states our 
findings, which describe minor changes to the wetland boundary in the eastern part of the impact 
area. Figures are attached depicting the changes to the wetland boundary -from the previous 
delineation work, which occur out of the planned impact area. We found the remainder of the wetland 
delineation we inspected to be accurate. 

Please let me know if you have any questions or if you would like to discuss our findings further. 

Best regards, 

Katie Arhangelsky 
Botanist - Wetland Ecologist 
Turnstone Environmental Consultants, Inc. 
katie@turnstoneenvironmental.com 
(503) 830-1 823 
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WETLAND DELINEATION / DETERMINATION REPORT COVER FORM 
This form constitutes a request for a jurisdictional determination by the Department of State Lands. It must be fully completed 

and signed, and attached to the front of reports submitted to the Department for review and approval. 

Wetlands Program Managerloregon Department of State Lands 
.775 Summer Street NE, Suite 100 

Salem, OR 97301-1279 

E-mail: 

I either own the property described below or I have legal authority to allow access to the property. I authorize the Department to access 
the property for the purpose of confirming the information in the report, after prior notification to the primary contact. 
TypedIPrinted Name: Signature: 
Date: Special instructions regarding site access: 

h 
7' - - - 

- // Conser St and Jasper St r 
0 
a z 

Project Street Address (or other descriptive location): 

Wetland Delineation Information 
1) Wetland Consultant Name, Firm and Address: Phone # (541) 929-7542 11 

.c, 
I= 

Township 11s Range 5W Section 24 SW QQ 114 

Jeff ReamsfKatie Arhangelsky, Turnstone Environmental FAX # (503) 621-9581 
Consultants E-mail address: jeff@turnstoneenvironmental.com 
P.O. Box 81 6 .,- 

Philomath, OR 97370 
The information and conclusions on this form and in the attached report are true and correct to the best of rnv knowledae. 

Delineation Purpose: 
11 C] R-F permit application submitted with delineation I2 Safe, purchase, lease etc. 11 .I) Mitigation bank site Partition, re-plat, lot line adjustment 11 
1 lndustial Land Certification Program site Habitat restoration project 

If known, previous DSL # 21 862-FP 

p o e s  LWI, if any, show wetland on parcel? @ 0 LWI wetland code: 

For Office Use Only 

DSL Reviewer: Repoit Tier: C! 1 C! 2 C! 3 DSL WD # 

I Date Delineation Received: I DSL Project # DSL Site # 

Scanned: El Final Scan: El DSL WN # DSL App. Attachment 1-3 
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The Seavey Meadow site is a 30.14 acre site owned by the City of Corvallis of which the 
majority is wetlands. The site has been the subject of development plans in the past, and 
is currently proposed for development by the Willamette Neighborhood Housing 
Services (WNHS). A Jurisdictional Determination was issued for the site based upon a 
wetland delineation conducted in 1998 by Wetland Environmental Technologies, inc. 
(WET), but development plans stalled. As Jurisdictional Determinations are valid for a 
period of not more than five years as per OAR 141-090-0045, WNHS seeks a re- 
issuance of the original Jurisdictional Determination to allow the project to move forward 
as planned. Wetland biologists from Turnstone Environmental Consultants conducted a 
review of existing information, several field visits and onsite inspections, and re- 
delineation of the segment proposed for development in March of 2007. This report 
documents our findings of the re-inspection. 

2.0 Site Location 

Seavey Meadows is located between NE Conser Street and Seavey Avenue within the 
City of Corvallis, Benton County, Oregon. Tax information is T 11 S R 5W Sec 24 %, and 
LaVLong is 44 34' 5 0  N & 123 15' 27" E. The site totals 30.14 acres with a localized 
project impact area of approximately 5 acres. This re-issuance request only considers 
the 5 acre impact site, which is centered on NE Jasper Street. The project site is located 
in an abandoned urban housing development, and footprints for the former project 
remain from the 1980's. The remainder of the acreage is currently utilized as a wetland 
presentelopen space. Surrounding land uses include commercial, residential, and 
transportation. 

3.0 Project History 

The Seavey Meadows site initially had a proposed development known as "Seavey 
Meadows I I "  in the early 1980's that was slated to contain over 350 units. A 4 acre 
portion of the plan was platted for 28 lots during this time, and the four existing units on 
site were a part of this development. This area of the site contains-small, fragmented 
wetlands that are separated by upland berms and they follow the pattern created by 
partial construction of the existing housing projects. Development of the site by the City 
of Corvaliis was initiated again in 4996, and it was decided to develop only a 5 acre 
portion of the site and preserve the remaining 25 acres as wet prairie. As part of this 
work, a full wetland ,delineation of the site was conducted and a removal-fill permit 

' application was submitted. The delineation received concurrence and the removal-fill 
permit was granted. 

Development of the site and initialization of the removal-fill permit received stalled, but 
the City of Corvallis is now prepared to move forward with the permit, mitigation, and 
construction plans outlined in 1998. The purpose of the project is to construct low to 
moderate income housing on approximately 5 acres of the 30 acre site, and to protect 
significant wetlands on the remaining acreage. The site plan has changed and updated 

Attachment 1-5 



since the last removal-fill permit was first issued, but the current site plan calls for slightly 
less wetland impacts than the previous plan. 

3.7 Past Wetland Delineations/Jurisdicfional Determinations 

Wetlands on the site were previously delineated in July 1991 by EDSI and more recently 
in October of 1998 by W.E.T., lnc. A compensatory mitigation plan was developed for 
the proposed development activity in 1999 and permits subsequently issued and 
renewed. The 1998 delineation investigated the entire Seavey Meadows property and 
found 20.05 acres on the site to be jurisdictional wetlands. For the sake of space and 
time during the 1998 delineation, plots were not placed in areas where the 
wetland/upland boundary was "obvious" (W.E.T., Inc 1998) or in areas where many 
minor fills within the wetlands did not convert the areas to uplands. The study found 
wetland boundaries to be distinct, and the functions and values of the wetlands on the 
site as poor to good. The delineation concluded that most of the site quaiifies as a 
Jurisdictional wetland. 

For the purposes sf the current projed, we considered closely the data taken in the 
current 5 acre area of impact. Throughout the 30 delineated acres, 25 plots were placed. 
In the area we investigated, 5 plots were placed (plots 16-20), 2 in uplands and 3 in 
wetland areas. At the time of the I998 survey, no saturation was present in the soil and 
the line between uplands and wetlands appears to have been drawn heavily on the 
presence or absence of live oxidized root channels and on the vegetation, as all plots 
had very hydric soils with low chroma colors and mottling within 10". 

4.0 Field Inspection 

As per the request of the WNHS and the City of Corvallis TECl reviewed the 1998 
delineation for Jurisdictional Determination re-issuance purposes, the area of 
investigation was limited to the eastern section of the area of impact along the two main 
housing footprint areas and extending north along the northeastern properiy corner to 
the road (see Figure I: Area of Investigation). A site visit was conducted by Katie 
Arhangelsky and Jeff Reams on March 6, 2007 to determine wetland status along the 
new proposed property line, and again on March 21, 2007 to re-detiheate the wetland 
boundaries. The wetland delineation and determination were conducted using ACOE 
routine methodology from the ACOE Wetland Delineation Manual (1 987). 

During our initial determination on March 6% it appeared that some areas within the area 
of impact originally mapped as uplands contained saturation within 12" of the soil. Our , 

' field visit in mid March comes right at an early part of the growing season, and different 
observations of saturation were observed. We had saturation throughout the area with 
the exception of the fill containing areas adjacent to the house footprints. In the direct 
vicinity of the 1998 delineation's Plot 19, which was called upland in the previous 
delineation, we had saturation at 8" and open water at 10" (our Plot 2). The 1998 report 
noted the hydric soils at Plot 19, but was not considered to be wet presumably due to the 
lack of oxidized root channels and the different species composition of grasses. A return 
visit 15 days later on March 21'' revealed the continued presence of hydrology in this 
area, and the area of impact was re-delineated based on our observations. Unlike the 
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previous delineation, we chose not to rely heavily on the vegetation parameter in these 
areas since the area is relatively disturbed compared to the other areas of Seavey 
Meadows. The placement of a few inches of fill has allowed some weeds and grasses to 
establish that are not characteristic of wetlands. Since the fill likely contained additional 
seed sources and the constant mowing and maintaining of the area contributes to the 
disturbance, we chose to treat these fi l l  areas a s  disturbed and not give the vegetation 
parameter equal weight a s  it receives in the other areas of the site. The extremely hydric 
soils and saturation levels of these areas, a s  well a s  the similarity to control plots across 
Conser Road to the north further contributed to our decision to call this area wetland. 

Additionally, because we were looking only a t  approximately 5 acres in our field visit 
instead of the entire site, we were able to allow more time to place test plots and provide 
an  additional level of effort to fine tuning the delineation. During our field investigation, 
we examined numerous soil profiles throughout the area of impact, and selected 5 to 
demonstrate the changes found in our delineation. Data is included in Appendix B. 

5.0 Results of Findings 

Timing our field inspection during the early part of the growing season and viewing t h e  
vegetation parameter in the fill areas with less significance resulted in a few minor V) -3- 
changes to the delineated boundary within the area of impact. In the northeast corner of -7 - 
the impact site, the originally mapped 5736 square foot wetland was found to be - - 

.w 
connected hydrologically to the two southern wetlands that lie in the footprints of the s 

Q) abandoned housing development. Some of our data was found to be consistent with the 
previous delineation; most of the areas around the housing footprints remain the same 

E 
.G 
0 

and we identified simiiar upland areas between the housing footprints. a 
25 a 

It does not appear that the site experienced any hydrologic changes during the 
intervening years that increased the size of the wetland in the northeast corner. In fact, 
based on conversations with Michael McCabe of the Oregon Department of State Lands, 
the isolation of the Seavey Meadows wetland areas by transportation corridors could 
have made the site drier over the years. Rather, it is likely that the timing of the original 
delineation during one of the driest times of the year along with the reliance on 
secondary indicators of hydrology missed some small areas of wetlands during that time. 
A more in depth study focused on one small area during the opkmum time of the 
growing season made some small adjustments to the wetland boundary. 

The western part of the area of investigation (the site of 1998 plots 4, 5, and 6) was 
investigated and matches the concfusions of the original wetiand delineation. 

6.0 Conclusions 

The 1998 delineation and subsequent concurrence by the Department of State Lands 
remains accurate for the areas of fewer disturbances throughout the site. In these 
portions of the delineation lines were drawn based on the lack of hydric soils a s  well a s  
saturation (Plots 21, 22: W.E.T. 1998 delineation). However, in the areas to the east in 
the area of impact, wetland boundaries were found to differ slightly due to the presence 
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sf primary hydrology indicators during our field investigation. The delineation within the 
housing footprint area will need to be amended to include the additional areas to the 
northeast that were found to be saturated during the more recent March 2007 field visit 
that were previously thought to not have any hydrology indicators (see Figure 2- March 
21, 2007 Re-delineation). The 1998 delineation of the area of investigation should be 
replaced with Figure 2. 

As a result of the re-delineation of the wetland boundaries, Willamette Neighborhood 
Housing Services redesigned the project and further reduced impact on the wetlands. 
Originally 1.67 acres of wetland was slated for impact. Under the current approved 
project, the applicant plans to impact 1.65 acres of wetland. 
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' DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benton City: Corvallis Date: 3/21/07 
Project/Contact: Seavev Meadows Site 
Plant Community: disturbed 
Plot location: just south of Conser Rd 
Recent Weather: 
Do normal environ. conditions exist? Y X N [rl If No, explain: 
Has Vegetation X Soil Hydrology been significantly disturbed? 

File # 
Det. by: KAA, JTR 
Plot # pl- 

Explain: Veqetation has been sprayed and tilled in Dast, consists primarilv of aqricultural weeds. 

VEGETATION 

Tree Stratum 
Status/ Raw % Coverl Rel % Cover 

.( 

Sapling/Shrub Stratum 
Total Plot Cover: % 50%: % 20%: % 

Status1 Raw % Cover/ Re1 % Cover 

Herb Stratum 
Status1 Raw % Coverl Rel % Cover 

1. Holcus lanatus FAC 20 
2. Festuca arundinacea FAC- 30 20 
3. Rumex acetosella FACU+ 10 20 v- V) 

4. Leontondon autumnalis FAC 10 Y' - 
5. Daucus carota - NOL 5 - - 
- .€a 

Percent of Dominant Species that are OBL, FACW, FAC (not FAC-): 50% 
Other Hydrophytic Vegetation Indicators: 
Criteria Met? YES X NO Cr] Comments: Veaetation valid onlv mar~inallv due to disturbance levels. 
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Wetland Determination, Seavey ,rleadows Pg 2 of 2 
Plot # P I  

SOILS 
Map Unit Name: Davton silt loam Drainage Class: 

On Hydric Soils List? Y X N Has hydric inclusions? Y C] N C] 

Depth Range Matrix Redox concentrations' Redox ~ e ~ l e t i o n s '  Texture 
of Horizon Color * abund.lsizelcontrast/color/location (matrix or poresEpeds) 

0-4" 10 YR 312 gravelly silt loam 

4-1 0" 10 YR 412 7.5 YR 416 5%, fine silt loamlclay 

10-1 6" 10 YR 411 7.5 YR 516 15%, fine silt loamlclay 

-- 

ydric Soil Indicators: 
C] Histosol ConcretionsENoduies (Win 3"; > 2mm) 
C] Histic Epipedon C] High organic content in surface (in Sandy Soils) 
C] Sulfidic Odor C] Organic streaking (in Sandy Soils) 
C] Reducing Conditions (tests positive) C] Organic pan (in Sandy Soils) 
X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 
X Redox features within 10"(e.g., concentrations)C] Meets hydric soil criteria 3 or 4 (ponded or flooded f 
ng duration) 
C] Supplemental indicator (e.g., NRCS field indicator): 

Criteria Met? YES X NO C] Comments: --____---------------------------------------------------------------------------- _____----------------------------------------------------------------------------- 
HYDROLOGY 

Recorded Data 
C] Recorded Data Available [Zl Aerial Photos C] Stream gauge 

Field Data 
Depth of inundation: none 

Primary Hydrology Indicators: 
Inundated 

C] Saturated ,in upper 12 inches 
Water Marks 
Drift tines 

CZf Sediment Deposits 
fi Drainage Patterns 

a Other C] No Recorded Data Available 

Depth to Saturation: none Depth to free water: none 
-. .*F 

Secondary Hydrology Indicators (2 or more required): 
C] Oxidized Root Channels (upper 12") 
C] Water-stained Leaves 
C] Local Soil Survey Data 
C ]  FAG-Neutral Test 
C ]  Other: 

Criteria Met? YES NO X Comments: 

DETERMINATION 

WETLAND? YES NO X Comments: 
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"DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benton City: Corvallis Date: 3/21 107 File # 
ProjectIContact: Seavev Meadows Site Det. by: KAA, JTR 
Plant Community: disturbed Plot # P2 
Plot location: just south of Conser Rd 
Recent Weather: 
Do normai environ. conditions exist? Y X N f-7 If No, explain: 
Has Vegetation X Soil f-7 Hydrology been significantly disturbed? 

Explain: Veqetation has been spraved and tilled in past, consists primarily of aqricultural weeds. 

VEGETATION 

Tree Stratum 
Status/ Raw % Cover! Rel % Cover 

1 

Sapling/Shrub Stratum 
Total Plot Cover: % 50%: % 20%: % 

Status/ Raw % Cover1 Re1 % Cover 

Herb Stratum 
Status! Raw % Caverf Re1 % Cover 

I. Holeus lanaius FAC 30 
2. Festuca arundinacea FAC- 20 2 0 
3. Vicia s p ~ .  NOL 10 20 c3 m 
4. - Y- - 

Percent of Dominant Species that are OBL, FACW, FAC (not FAG-): 66% 
Other Hydrophytic Vegetation Indicators: 
Criteria Met? YES X NQ Comments: Veaetation valid onlv marqinallv due to disturbance levels. 
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wetland Determination, Seavey ~v~eadows Pg 2 of 2 
Plot # P2 

SOILS 
Map Unit Name: Davton silt foam Drainage Class: 

On Hydric Soils List? Y X N Has hydric inclusions? Y C] N C] 

Depth Range Matrix Redox concentrations* Redox ~epletions* Texture 
of Horizon Color * abund.lsizelcontrast~color/location (matrix or poredpeds) 
------------------------------------------------------------------------------------------------------------------ 
0-4" 10 YR 412 7.5 YR 416 5%, fine silt loam 

4-1 0" 10 YR 411 7.5 YR 414 5%, fine silt loarn/clay 

10-1 6" 10 YR 511 7.5 YR 414 15%, fine silt loam/clay 

- 

Hydric Soil Indicators: 
[I] Concretions/Noduies (wlin 3"; 2mm) 

High organic content in surface (in Sandy Soils) 
[I] Organic streaking (in Sandy Soils) 
[7 Organic pan (in Sandy Soils) 
X Listed on Hydric Soils List (and soil profile matches) 

., concentrations)Cf Meets hydric soil criteria 3 or, 4 (ponded or flooded for 

ental indicator (e.g., NRCS field indicator): 

< I 
,Criteria Met? YES X NO Comments: _--------------------------------------------------------------------------------- ---------------------------------------------------------------------------------- 

HYDROLOGY 
Recorded Data 
[ZI Recorded Data Available C] Aerial Photos Cf Stream gauge [I] Other No Recorded Data Available 

Field Data 
Depth of inundation: none 

Primary Hydrology Indicators: 
Inundated 

I_] Saturated in upper 12 inches 
Water Marks 

' . f5 Drift Lines 
I_] ~ed;ment Deposits 
0 Drainage Patterns 

Depth to Saturation: 4" Depth to free water: 8" 
-.. rr, 

Secondary Hydrology Indicators (2 or more required): 
Oxidized Root Channels (upper 12") 
Water-stained Leaves 
Local Soil Survey Data 

[Z1 FAC-Neutral Test 
Other: 

Criteria Met? YES X NO Comments: 

DETERMINATION 

WETLAND? YES X NO Comments: 
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DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benton City: Corvallis Date: 312 1107 File # 
Project/Contact: Seavev Meadows Site Det. by: KAA, JTR 
Plant Community: disturbed Plot # f?J 
Plot location: just south of Conser Rd, on top of berm 
Recent Weather: 
Do normal environ. conditions exist? Y X N If No, explain: 
Has Vegetation X Soil Hydrology been significantly disturbed? 

Explain: Area has had fill dirt placed on it in the ~ a s t .  

VEGETATION 

Tree Stratum 
Status1 Raw % Cover1 Rel % Cover 

1. 
2. 

SaplingIShrub Stratum 
Total Plot Cover: % 50%: % 20%: -% 

Status/ Raw % Cover1 Rel % Cover 

Herb Stratum 
Status1 Raw % Cover1 Re1 % Cover 

I. Holcus lanatus FAC 40 
2. Festuca arundinacea FAC- 30 20 V) 

3. Poa spp. NOL 10 20 rli T- 

Percent of Dominant Species that are OBL, FACW, FAC (not FAC-): 66% 
Other Hydrophytic Vegetation Indicators: 
Criteria Met? YES X NO IZ] Comments: Veaetation valid only marninally due to disturbance levels. 
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wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P3 

SOP ES 
Map Unit Name: Davton silt loam Drainage Class: 

On Hydric Soils List? Y X N Has hydric inclusions? Y C] N n 

Depth Range Matrix Redox concentrations* Redox ~epletions* Texture 
of Horizon Color * abund./sizelcontrast/coIor/location (matrix or poreslpeds) 
------------------------------------------------------------------------------------------------------------------------- 
0-6" FILL 10 YR 312 gravelly silt loam 

6-1 0" 10 YR 412 7.5 YR 414 20%, fine silt loamlclay 

10-16" . 10 YR411 7.5 YR 414 25%, fine silt loam/clay 

Wydric Soil Indicators: 
5 Histosoi C/ ConcretionsiNodules (wiin 3"; > 2mm) 

> 
") 

C] Histic Epipedon High organic content in surface (in Sandy Soils) - 
b 

5 Sulfidic Odor C] Organic streaking (in Sandy Soils) 
.. - Reducing Conditions (tests positive) 17 Organic pan (in Sandy Soils) 
-I - X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 
E X Redox features within 1 On(e.g., concentrations)O Meets hydric soil criteria 3 or 4 (ponded or flooded fo 

long duration) 
I Supplemental indicator (e.g., NRCS field indicator): 41 ' Criteria Met? YES X NO Comments: ---------------------------------------------------------------------------------- .................................................................................. 

HYDROLOGY 
Recorded Data 
C] Recorded Data Available C] Aerial Photos 17 Stream gauge Other 17 No Recorded Data Available 

Field Data 
Depth of inundation: none 

Primary Hydrology Indicators: 
C] Inundated 
X Saturated ih upper 42 inches a Water Marks: 

Drift Lines 
C] sediment Deposits 

Drainage Patterns 

Depth to Saturation: Depth to free water: 14" 
-4  

Secondary Hydrology Indicators (2 or more required): 
n Oxidized Root Channels (upper 12") 

Water-stained Leaves 
Local Soil Survey Data 
FAC-Neutral Test 

Cf Other: 

Criteria Met? YES X NO Comments: 

DETERMINATION 

WETLAND? YES X NO C] Comments: This plot is located in the highest elevation area of the 
investigated site. The soil is saturated despite fill. When pit was left open, accumulated open water at 11" 
after 20 minutes. Veg not characteristic of a wetland, but BPJ says due to mowing and fill placement this 
parameter is only marqinally useful. 
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DEPARTMENT OF STATE LANDS WETLAND DETERMINATION DATA FORM-Full Method 

County: Benton City: Corvallis Date: 3/21/07 
ProjectIContact: Seavev Meadows Site 
Plant Community: disturbed 
Plot location: just south of Conser Rd, on top of berm 
Recent Weather: 
Do normal environ. conditions exist? Y X N 0 If No, explain: 
Has Vegetation X Soil Hydrology been significantly disturbed? 

Explain: Area has had fill dirt placed on it in the past. 

File # 
Det. by: KAA, JTR 
Plot # @ 

VEGETATION 

Tree Stratum 
Status/ Raw % Cover/ Rel % Cover 

1. 
2. 

Sapling/Shrub Stratum 
otal Plot Cover: % 50%: % 20%: % 

Status/ Raw % Covert Rel % Cover 

Herb Stratum 
Status1 Raw % Covert Rel % Cover 

1. Descham~sia caespitosa FACW 15 
2. Rumex acetosella FACU+ 30 
3. Holcus lanatus FAC 25 
4. Grindelia inteqrifolia FACW 5 
5. - 

Percent of Dominant Species that are OBL, FACW, FAC (not FAC-): 3% 
Other Hydrophytic Vegetation Indicators: 
Criteria Met? YES X NO Comments: Veaetation valid onlv marainallydue to disturbance levels. 
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Wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P4 

Sol LS 
Map Unit Name: Davton silt loam Drainage Class: 

On Hydric Soils List? Y X N Cf Has hydric inclusions? Y N 
------------------------------------------------------------------------------------------------------------------------ 

Depth Range Matrix Redox concentrations* Redox ~epletions* Texture 
of Horizon Color * abund.lsize/contrast/color/location (matrix or porestpeds) 
-----------"------------------------------------------------------------------------------------------------------------------ 
0-4" FILL 10 YR 312 gravelly silt loam 

4-1 0" 10 YR 411 7.5 YR 4/4 10%, fine silt loam 

70-1 6" 10 YR 511 7.5 YR 4/6 20%, fine silt loam/ciay 

Hydric Soil Indicators: - i 
I - Histosol Concretions/Nodules (wtin 3"; > 2mm) 

; Histic Epipedon C] High organic content in surface (in Sandy Soils) 
5 C] Sulfidic Odor C] Organic streaking (in Sandy Soils) 

, Reducing Conditions (tests positive) [? Organic pan (in Sandy Soils) 

5 , X Gleyed or low chroma colors X Listed on Hydric Soils List (and soil profile matches) 
g X Redox features within 10n(e.g., concentrations)[? Meets hydric soil criteria 3 or 4 (ponded or flooded foi 

ong duration) 
Supplemental indicator (e.g., NRCS field indicator): 

Criteria Met? YES X NO Comments: _______-__-_____-__--------------------------------------------------------------- ______-_-___---_------------------------------------------------------------------ 
HYDROLOGY 

Recorded Data 
C] Recorded Data Available Aerial Photos Stream gauge Other IZ] No Recorded Data Available 

Field Data 
Depth of inundation: none 

Primary Hydroisgy Indicators: 
Inundated . 

X Satu~ated in upper 12 inches 
Water Marks 

Cf Drift Lines 
Sediment Deposits 

IZ] Drainage Patterns 

.-. 4 ' 

Depth to Saturation: 3" Depth to free water: 8" 

Sec~ndary Hydrology Indicators (2 or more required): 
Oxidized Root Channels (upper 12") 

C] Water-stained Leaves 
Local Soil Survey Data 
FAC-Neutral Test 
Other: 

Criteria Met? YES X NO Comments: 

DETERMINATION 

WETLAND? YES X NO Comments: This area was previously delineated as upland by the 1998 
delineation. 
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DEPARTMENT OF STATE LANDS WETLAND DEIERMtNATfON DATA FORM-Full Method 

County: Benton City: Corvallis Date: 3121107 File # 
Project/Contact: Seavev Meadows Site Det. by: KAA, JTR 
Plant Community: disturbed Plot # P5 
Piot location: east of proiect bv fence alonq adiacent property 
Recent Weather: 
Do normal environ. conditions exist? Y X N C] If No, explain: 
Has Vegetation X Soil Hydrology been significantly disturbed? 

Explain: Area has had fill dirt placed on it in the past. 

VEGETATION 

Tree Stratum I-ierb Stratum 
Status1 Raw % Cover1 Rel % Cover Status1 Raw % Cover1 Rel % Cover 

1. Festuca arundinacea FAC- 30 Q) 1. ua 
2. 2. Taraxacum offkinale FACU 30 T - 

FAC 10 
- 

3. 3. Holcus lanatus - 
.c) 

4. C 

TaplingIShrub Stratum 5. 
otal Plot Cover: % 50%: % 20%: % 6. 

C 
C 
0 

Status1 Raw % Cover1 Ref % Cover 7. m 
1. 8. 2 

Percent of Dominant S~ecies that are OBL, FACW, FAC (not FA@-): 50% 
Other Hydrophytic Vegetation Indicators: 
Criteria Met? YES X NO Comments: Vecletation valid onlv marqinal1y.d-ue to disturbance levels. 
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Wetland Determination, Seavey Meadows Pg 2 of 2 
Plot # P5 

SOILS 
Map Unit Name: Davton silt loam Drainage Class: 

On Hydric Soils List? Y X N Cj Has hydric inclusions? Y 5 N rr/ 

Depth Range Matrix Redox concentrations* Redox ~epletions'  Texture 
of Horizon Color * abund.1sizelcontrastlcolorllocation (matrix or poreslpeds) 

0-4"FtLL 10YR312 gravelly silt loam 

4-1 0" 10 YR 41'1 7.5 YR 414 lo%, fine silt loam 

10-1 6" 10 YR 411 7.5 YR 416 20%, fine silt loamlclay 

[7 Concretions/Nodules (wlin 3"; > 2mm) 
LT] High organic content in surface (in Sandy Soils) 
f l  Organic streaking (in Sandy Soils) 

itions (tests positive) C] Organic pan (in Sandy Soils) 
X Listed on Hydric Soils List (and soil profile matches) 

., concentrations)fl Meets hydric soil criteria 3 or 4 (ponded or flooded f 

NRCS field indicator): 

Criteria Met? YES X NO Comments: .................................................................................. .................................................................................. 
HYDROLOGY 

Recorded Data 
C] Recorded Data Available fl Aerial Photos 5 Stream gauge Other L7 No Recorded Data Available 

Field Data 
Depth of inundation: none 

Prirna~y Hydroiogy indicators: 
C] inundated . 
X Saturated in upper 12 inches 
C] Water Marks 
C] Drift Lines 
C] Sediment Deposits 
C] Drainage Patterns 

-- 4 
Depth to Saturation: 9" Depth to free water: - 

Secondary Hydrology indicators (2 or more required): 
fl Oxidized Root Channels (upper 12") 

Water-stained Leaves 
[7 Local Soil Survey Data 
fl FAG-Neutral Test 
0 Other: 

Criteria Met.? YES X NO Comments: 

DETERMINATION 

WETLAND? YES X NO a Comments: This area was previously delineated as  upland by the 1998 
delineation. 
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Community Development 
Planning Division 

501 SW Madison Avenue 
Cowallis, OR 97333 

C O R V ~ L I S  
ENHANCING COMMUNITY LIVABILITY 

Approved as corrected 09-30-04 
CITY OF CORVALLIS 

PLANNING COMMISSION MINUTES 
Natural Features Project - Legislative Amendments 

September 16,2004 

Present Staff 
Bill York, Chair Kelly Schlesener, Planning Manager 
Ed Barlow-Pieterick Kathleen Gager, Associate Planner 
Tracy Daugherty Kevin Loso, GIs Technician 
Tony Howell Claire Pate, Recorder 
Patricia Weber 

Excused 
Karyn Bird 
Jane B. Barth 
David Graetz, Vice Chair 
Vicki McRoberts, Council Liaison 

SUMMARY OF DISCUSSION 

lside Development and 
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CONTENT OF DISCUSSION 

The Corvallis Planning Commission meeting of the Natural Features Project Legislative 
Amendments was called to order by the Chair at 7:00 p.m. in the Downtown Fire Station 
Meeting Room, 400 NW Harrison Boulevard. 

I. Welcome, Introductions, and Agenda Review 

Chair York said that this is a continuation of the public hearing process for the Legislative 
Amendments Related to the Natural Features Project (CPA04-00003, LDT04-00001, 
ZDC04-00007). The deliberations involve amendments to the Comprehensive Plan Text 
and Comprehensive Plan Map. 

II. Discussion and Deliberation of the Comprehensive Plan Map and Text 
Amendments for Areas within the City Limits 

A. Questions Raised Related to the Comprehensive Plan Map: 

1. Seavy Meadows: 

The Seavp Meadows project went through a public process several years ago. 
Ms. Schlesener showed a transparency with the two wetlands areas. The area 
south of Conser Drive, shown in a box, contains approximately five acres with 
a 1.6 acre site of wetlands, which is the project site. The entire wetlands site 
is approximately 30 acres, and applying the Minimum Assured Development 
Area (MADA) would leave approximately 15 acres that could be developed. 
The five-acre site intended for development is only one third of that area. A fill 
permit has been approved for I .67 acres of the land within that 5-acre area for 
an affordable housing project for the City. Director Gibb has agreed to put a 
conservation easement on the balance of the undeveloped land after the 
development is completed. He feels that it would be premature at this point to 
declare this site locally protected, as it might create issues with the previously 
approved plan for development. 

Commissioner Howell said there are two possible directions: to not designate 
the south portion which was inventoried as a separate wetland; or designate 
it but know that the City has a plan to use less than one third of the available 
MADA, but would register the value of the rest of it. His calculations are that 
about 7 acres would be developable if MADA applied to the south part. This 
item will be tabled until the next meeting, so that Director Gibb can address 
Commissioner Howell's concerns. 

2. 4865 & 4905 Philomath Blvd., Katherine Phillips property: 

Katherine Phillips has requested that the small portion of a larger tree grove 
that is on her property be removed. Though the portion of the tree grove on 
her property does not have a dominance of native trees, the overall tree grove 
does. This grove was selected for high protection because it is one of the only 
tree groves remaining in this area. Ms. Phillips would not need the MADA to 
develop, as she has more than a sufficient percentage of land available, even 
if the tree grove portion is protected. The owner of the property to the east has 
not been heard from, but Ms. Phillips was inquiring about that property in case 
she wanted to purchase it. Commissioner Weber referred to Ms. Phillips' 
statement that she would like to harvest her fruit and collect firewood. Staff 
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CORVALLIS 
ENHANCING COMMUNIW LIVABILITY 

Community Development 
Planning Division 

501 SW Madison Avenue 
Corvallis, OR 97333 

Approved 10-06-04 

CITY OF CORVALLIS 
PLANNING COMMlSSION MINUTES 

Natural Features Project - Legislative Am,endments 
September 23,2004 

Present Staff 
Bill York, Chair Ken Gibb, Community Development Director 
Ed Barlow-Pieterick Fred Towne, Senior Planner 
Jane B. Barth Kathleen Gager, Associate Planner 
Tracy Daugherty Kevin Young, Associate Planner 
Tony Howell Claire Pate, Recorder 
Patricia Weber 

Excused 
Karyn Bird 
David Graetz, Vice Chair 
Vicki McRoberts, Council Liaison 

SUMMARY OF DISCUSSION 

CONTENT OF DISCUSSION 

B. Chapter 1.6 Definitions Relating to Chapter 4.5 in 

The Corvallis Planning Commission meeting of the Natural Features Project Legislative Amendments 
was called to order by the Chair at 7:00 p.m. in the Downtown Fire Station Meeting Room, 400 NW 
Harrison Boulevard. 

IV. 

I. Welcome, Introductions. and Aqenda Review 

Adjournment 

Chair York said that this is a continuation of the public hearing process for the legislative 
amendments related to the Natural Features Project of the Land Development Code Update 
Phase Ill (CPA04-00003, LDT04-00001,ZDC04-00007). The deliberations involve amendments 
to the Comprehensive Plan Text and Comprehensive Plan Map. 
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b. Willamette Park discussion will be deferred until later. 
/ 

c. Are the Wetlands S-WIL-W-7 and S-GOO-W6 on the composite Natural Features 
Map? Staff's response is that they are on the Riparian and Wetlands Map. 

d. Seavy Meadows discussion will be deferred until later. 

e. Dating of individual maps. Staff will not be going back to renumber and date the 
earlier drafts of maps, but the maps that area adopted by City Council will be dated. 
This adoption will be for an Inventory as well, and will be dated. It was noted that if 
another effort of this sort were to occur, part of a future contract document could be 
the requirement to date all maps and data sheets. 

6. Other comments 

a. Section 4.13.40.01. b.l (Page E-116) Commissioner Weber suggested that the 
phrase "Non-Locally Protected wetlands" be substituted with "Proximate wetlands." 

b. Section 4.13.40.01 .b.2 (Page E-I 17) Commissioner Weber suggested that the phrase 
"or non-Proximate" be inserted between the words "Protected" and "wetlands" in the 
first sentence. 

Staff and Commissioners concur with these changes. 

MOTION: Commissioner Daugherty moved approval of Chapter 4.1 3, with changes 
as noted above. Commissioner Barth seconded the motion which passed 
unanimously. 

D. Map Amendments - Carry Over Items 

1. Willamette Park - Staff used overheads to show the map and to show Parks and 
Recreation's recommendation. They are in agreement with it having a high level of 
protection, and staff proposes to classify it as an Open Space and Drainage area, rather 
than a portion of the Riparian Corridor. It would be assigned High Protection Riparian 
Corridor standards. 

Commissioner Howell asked if there was language in the open space areas of the text 
defining high-protection? Staff said that this would be designated as part of the mapping. 
Staff will make more it visually apparent. 

2. Seavv Meadows - Director Gibb used overheads to show Seavy Meadows. The entire 
wetlands site is approximately 30 acres. He stated that the inventory shows everything 
north of Conser Drive as being locally significant wetlands. The area south of Conser is 
also shown as locally significant on the inventory. A fill permit has been approved for 
1.67 acres of the land within that 5 acre area for an affordable housing project for the 
City. He feels it would be premature at this point to declare this site locally protected, as 
it might create issues with the previously approved plan for development. Staff's 
recommendation is to take the area north of Conser and have local protection on it. In 
light of the extensive process the City went through seven years ago to do a balancing 
of interests on this property - balancing wetland protection with City investment, 
infrastructure that is outstanding, and housing opportunities - the area south of Conser 
(Seavy Meadows area) would not be designated as locally protected and would have a 
five-acre site set aside for development. This 5-acre site is less than the 7.12 acres that 
would be allowed to be developed with application of MADA. Director Gibb agrees to put 
a conservation easement on the balance of the undeveloped land after the development 
is completed. 

Commission concurs with this approach. 
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3. RTC - Article 40 and Chapter 3.26 

Ms. Gager handed out a nine-page document on grey paper outlining proposed changes 
to the RTC provisions, in accordance with direction from the Commission at the previous 
meeting. These changes, in effect, take the RTC off as a Comprehensive Plan 
designation, make it an underlying zone, establish where the zone would be able to be 
applied in the industrial areas, and establish the standards. 

Staff is recommending that it be an underlying district. The district itself would not be an 
overlay and would not have an expiration time on it. But because of how the RTC district 
is structured, where it is a 50-acre minimum and the idea was that there would be an 
overall plan submitted, staff is also recommending that there be a Planned Development 
overlay requirement and a Planned Development Conceptual Plan required at the time 
the district is put on a property. The Conceptual Plan could expire in three years, but the 
district would not go away. Before someone could build in the district, they would have 
to have approval of another Conceptual Plan, if the first had expired. 

Chair York asked about extensions to the time limit, and Ms. Gager pointed out that one- 
year extensions were granted by language in Section 3.26.20.02.b. 

Commissioners concur with this concept and minor language changes to clarify the one- 
year time extensions. 

MOTION: Commissioner Barlow-Pieterick moved to accept all three map and text 
changes as proposed by staff above. Commissioner Weber seconded the motion and 
it passed unanimously. 

I l l .  Next Stem - 
Staff stated that the balance of the Chapters will be reviewed at the next meeting on September 
30, 2004. Chair York suggested that cross-references to the memoranda in advance would be 
helpful to have. At the next meeting, Commissioners should be prepared to arrive 15 minutes 
early and write up on the white board their items from the public comment that they wish to 

E 
..c 
0 

discuss. Anything not up on the white board will then not be discussed, and no changes will be c(l 
-w 

made in the draft text related to the omitted items. 3 

IV. Adiournment 

The meeting was adjourned at 10:45pm. 
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M E M O R A N D U M  

TO: Dan Carlson, Development Services 
Mike Fegles, Development Services 
Ken Gibb, Community Development 
Fred Towne, Planning 
Kevin Young, Planning 
Jim Mitchell, Public Works 
Gene Braun, Public Works 
Keith Turner, Public Works 
Som Sartnurak, Public Works 

FROM: Development Services 

DATE: June 20,2007 
(0 ' SUBmCT: Update to Off-Street Parking and Access Standards; addition of Tandem Parking P - - - I Standard 
* I 
!= I 

i! 
C 
0 
(CT 
+I, BACKGRO 
3 

The Community Development Department has seen a substantial increase in the number of 
proposed and permitted developments that are incorporating tandem parking into their designs. 
Many of these developments are proposing the use of tandem parking within enclosed ground- 
level garages, andfor tandem parking more than 2-cars deep, which most City staff perceives as a 
nonfunctional design that will inevitably increase the demand of adjacent on-street parking. 
Staff is aware of past instances where tandem parking was permitted through outright and 
planned development. Thus, staff felt there was a need for a clear and consistent standard to 
address the specific circumstances and requirements that would permit tandem parking in the 
City's Off-Street Parking and Access Standards. 

DISCUSSION 

The following language has been added to the City's Off-Street Parking and Access Standards as 
paragraph I.B. This addition resulted in the re-numbering of the subsequent paragraphs in 
Section I. The language includes the proposed definition, permitted development type, and 
dimensions of a Tandem Parking Stall: 

I.B. Tandem Parking - Tandem parking is the parking of two vehicles, one in front of or 
behind the other, which requires one of the vehicles to be moved in order for the other 
vehicle to enter or exit. Two cars parked in such an arrangements shall be referred to as a 
tandem parking stall. Tandem parking is sometimes referred to as stacked parking. 
Tandem parking is not parallel parking. Tandem Parking is permitted only for the 
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following Residential Building Types, as defined in Chapter 1.6 of the Land 
Development Code: Single Detached, Single Detached (Zero Lot Line), Duplex, Single 
Attached (Zero Lot Line), Attached (no more than three dwelling units), and 
Manufactured Homes. There shall only be two cars parked in tandem per dwelIing unit. 
A tandem parking stall must serve only a single dwelling unit. The minimum size of a 
tandem parking stall is 9 feet wide by 39 feet deep. 

Attachments 
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Staff - Identified Applicable Decision Criteria 
Seavey Meadows (PLD08-00001, SUB08-00001) 

Applicant Land Development Code Requirements: 

Section 1.6.20 - COMMON WORDS 

Replat (Major) - Land use process that is used when parcels within a recorded Subdivision 
are reconfigured such that four or more parcels are created or deleted in a calendar year. 
Procedures for this type of land use application are outlined in Section 1.2.110.03 - Special 
Development, Chapter 2.4 - Subdivisions and Major Replats, and Section 2.4.50 - Major 
Replat. 

Section 2.0.50.16: 

When more than one application has been filed at one time for a specific property or 
development, the review of those applications shall be coordinated as follows: 

a. If any of those applications would ordinarily be heard by the Planning Commission, F- 
all of the applications shall be heard by the Planning Commission at the same T- LD 
meeting, except as outlined in "b," below. For example, applications for Zone - - - 
Changes are ordinarily heard by the Land Development Hearings Board. When a +, 

Zone Change is sought simultaneously with a Conditional Development; however, E 

the two applications shall be considered together by the Planning Commission and 
no action by the Land Development Hearings Board shall be required. 

E 
.c 
0 
a 

B. Applications ordinarily heard by the Historic Resources Commission shall not be 
filed together (combined) with another application(s) requiring a public hearing 

I 
that is ordinarily heard by some other hearing authority. Historic Preservation 
Permit applications and Historic Preservation Overlay-related Zone Change 
applications that are ordinarily decided by the Director, or the Director's designee, 
shall be filed together (combined) with applications ordinarily heard by the Historic 
Resources Commission. In these cases, the combination of historic applications 
shall be reviewed by the Historic Resources Commission and no prior action by the 
Director shall be required. 

Section 2.4.30 - TENTATIVE PLAT REVIEW PROCEDURES 

When an application is filed for a Subdivision, it shall be reviewed in accordance with the 
following procedures. 

2.4.30.04 - Review Criteria 

b. Residential Subdivisions - Requests for the approval of a Residential 
Tentative Subdivision Plat shall be reviewed to ensure consistency with the 
clear and objective approval standards contained in the following: the 
City's development standards outlined in the applicable underlying Zoning 
Designation standards in Article Ill of this Code; the development 
standards in Article IV of this Code; the standards of all acknowledged City 
Facility Master Plans; the adopted City Design Criteria Manual; the adopted 
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Oregon StructuraI Specialty Code; the adopted International Fire Code; 
the adopted City Standard Construction Specifications; the adopted City 
Erosion Prevention and Sediment Control Ordinance; and the adopted City 
Off-street Parking Standards. Additionally, the following criteria shall be 
met for Residential Subdivisions and the application shall demonstrate 
adherence to them: 

1. Consistency with the applicable development standards, including 
the applicable Pedestrian Oriented Design Standards; 

Preservation andlor protection of Significant Natural Features, 
consistent with Chapter 4.2 - Landscaping, Buffering, Screening, 
and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.1 1 - Minimum Assured Development Area 
(MADA), Chapter 4.12 - Significant Vegetation Protection Provisions, 
and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
Streets shall also be designed along contours, and structures shaii 
be designed to fit the topography of the site to ensure compliance 
with these Code standards; 

3. Land uses shall be those that are outright permitted by the existing 
underlying zoning designation. 

4. Excavation and grading shall not change hydrology in terms of 
water quantity and quality that supports existing Locally Significant 
Wetlands andlor Riparian Corridors that are subject to Chapter 4.13 
- Riparian Corridor and Wetland Provisions. 

A Residential Subdivision that conforms to these criteria is considered to meet all 
of the compatibility standards in this Section and shall be approved. A Residential 
Subdivision that involves Uses subject to Plan Compatibility or Conditional 
Development review, or that involves a Zone Change, shall meet the applicable 
compatibility criteria for those Plan Compatibility, Conditional Development, and 
Zone Change applications. 

Section 2.4.50 - MAJOR REPLAT 

An application for a Major Replat shall be reviewed and processed in accordance with the 
Tentative and Final Subdivision Plat procedures in Sections 2.4.30 and 2.4.40 above. 

Section 2.5.20 - PURPOSES 

Planned Development review procedures are established in this Chapter for the following 
purposes: 

a. Promote flexibility in design and permit diversification in location of structures; 

b. Promote efficient use of land and energy, and facilitate a more economical 
arrangement of buildings, eirculatiort systems, land uses, and utilities; 

6. Preserve, to the greatest extent possible, existing Significant Natural Features and 
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landscape features and amenities, and use such features in a harmonious fashion; 

d. Provide for more usable and suitably located pedestrian andlor recreational facil- 
ities and other public andlor common facilities than would otherwise be provided 
under conventional land development procedures; 

e. Combine and coordinate architectural styles, building forms, and building 
relationships within the Planned Development; 

f. Provide the applicant with reasonable assurance of ultimate approval before 
expenditure of complete design monies, while providing the City with assurances 
that the project will retain the character envisioned at the time of approval; 

g. Provide greater compatibility with surrounding land uses than would otherwise be 
provided under conventional land development procedures; and 

h. Provide benefits within the development site that compensate for the variations 
from development standards such that the intent of the development standards is 
still met. 

Section 2.5.40.04 - Review Criteria Q) 
CO 

2.5.40.04 - Review Criteria 'C; - - 
Requests for the approval of a Conceptual Development Plan shall be reviewed to ensure 

w 

.c, 

consistency with the purposes of this Chapter, policies and density requirements of the I=: Q, 
Comprehensive Plan, and any other applicable policies and standards adopted by the City E 
Council. The application shall demonstrate compatibility in the areas in "a", below, as L: 

0 
applicable, and shall meet the Natural Resource and Natural Hazard criteria in "b", below. 

.W RI 

a. Compatibility Factors - 3 

1. Compensating benefits for the variations being requested 

2. Basic site design (the organization of Uses on a site and the Uses' 
relationships to neighboring properties); 

3. Visual elements (scale, structural design and form, materials, etc.); 

4. Noise attenuation; 

5. Odors and emissions; 

6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Transportation faciiities; 

10. Traffic and off-site parking impacts; 
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11. Utility infrastructure; 

12. Effects on air and water quality (note: a DEQ permit is not sufficient to meet 
this criterion); 

13. Design equal to or in excess of the types of improvements required by the 
standards in Chapter 4.10 - Pedestrian Oriented Design Standards; and 

14. Preservation andlor protection of Significant Natural Features, consistent 
with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 
4.5 - Natural Hazard and Hillside Development Provisions, Chapter 4.11 - 
Minimum Assured Development Area, Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. Streets shall also be designed along contours, and structures 
shall be designed to fit the topography of the site to ensure compliance 
with these Code standards. 

b. Natural Resources and Natural Hazards Factors - 
1. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 

and Hillside Development Provisions, Chapter 4.1 I - Minimum Assured 
Development Area (MADA), Chapter 4.1 2 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions 
shall provide protections equal to or better than the specific standard 
requested for variation, and 

2. Any proposed variation from a standard within Chapter 4.5 - Natural Hazard 
and Hillside Development Provisions, Chapter 4.1 1 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, or Chapter 4.13 - Riparian Corridor and Wetland Provisions 
shall involve an alternative located on the same development site where the 
specific standard applies. 

Section 3.6.30 - RS-12 DEVELOPMENT STANDARDS 

Table 3.6-1 
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Rear yard and Side yards 

Single Detached 
Single Attached and 
Zero Lot Line Detached 
Duplex and Multi- 

Abutting a more 
restrictive zone 

See also "k," and "I," below. 

Garagelcarport entrance 9 ft. minimum 
faeinglparallel to the street 

Garagelcarport entrance 0 ft. minimum 
sidewayslperpendicular to 

etbacks from alleys in accordance with Section 
.0.60.j of Chapter 4.0 - Improvements Required 

See also "k," and '"s," below. ith Development. 

1 For Detached Zero Lot Line dwelling units, prior to Building Permit approval, the applicant shall 
submit a recorded easement between the subject property and abutting lot next to the yard having 
the zero setback. This easement shall be sufficient to guarantee rights for maintenance purposes 
of structures and yard, but in no case shall it be less than five ft. in width. 
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Actively Farmed Open Space- abutting Actively Farmed 0s-AG Land, a 
Agricultural (OS-AG) Land minimum 50 ft.-wide continuous plant or 

plantlberm buffer is required, It is the 
See also "k," and "I," below. applicant's responsibility tto provide this buffer. 

The minimum setback for lands adjacent to 
Actively Farmed 0s-AG Land is 100 ft. Any 
intervening right-of-way may be included in the 
100-ft. setback measurement. 

Structures that existed on December 31, 2006, 
and that would fall within the 100-ft setback 
from Actively Farmed 0s-AG Land shall not be 
c~nsidered as non-conforming structures and 
no additional buffering is required to maintain 
the existing development. 

attached townhouses exempt from this 

Off-street Parking 

located outside a setback area, but within 
10 ft. of a property line, such equipment 

r wall at least one ft. higher than the 

ping, Buffering, Screening, and 
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Section 3.6.40 - MULTIPLE BUILDINGS ON ONE LOT OR SITE 

To provide privacy, light, air, and access to the dwellings within the development, the following 
minimum standards shall apply to multiple residential buildings on a single lot or site in the RS-12 
Zone: 

a. Buildings with opposing windowed walls shall be separated by 20 ft. v- - - - 
b. Buildings with windowed walls facing buildings with blank walls shall be separated by 15 C1 

r: 
ft. However, no blank walls are allowed to face streets, sidewalks, or multi-use paths. See 
Chapter 4.10 - Pedestrian Oriented Design Standards. t 

.c 
0 
FS 

c. Buildings with opposing blank walls shall be separated by 10 ft. As stated in "b," above, 
no blank walls are allowed to face streets, sidewalks, or multi-use paths. See Chapter 4.10 2 
- Pedestrian Oriented Design Standards. 

d. Building separation shall also apply to building projections such as balconies, bay 
windows, and room projections. 

e. Buildings with courtyards shall maintain separation of opposing walls as listed in "a," 
through "c," above. 

f. Where buildings exceed a length of 60 ft. or exceed a height of 30 ft., the minimum wall 
separation shall be increased. The rate sf increased wall separation shall be one ft. for 
each 15 ft, of building length over 60 ft., and two ft. for each I 0  ft. of building height over 
30 ft. 

g . Driveways, parking lots, and common or public sidewalks or multi-use paths shall 
maintain the following separation from dwelling units buiit within eight ft. of ground level. 

1. Driveways and parking lots shall be separated from windowed walls by at least 
eight ft.; sidewalks and multi-use paths shall be separated by at least five ft. 
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2. Driveways and parking lots shall be separated from living room windows by at 
least 10 ft.; sidewalks and multi-use paths shall be separated by at least seven ft. 

3. Driveways and uncovered parking spaces shall be separated from doorways by at 
least five ft. 

Section 3.6.50 - GREEN AREA, OUTDOOR SPACE, LANDSCAPING, AND SCREENING 

3.6.50.01 - Green Area 

a. A minimum of 30 percent of the gross lot area and a minimum of 20 percent 
for center-unit townhouses on interior lots, shall be retained and improved 
or maintained as permanent Green Area to ensure that the 70 percent 
maximum lotlsite coverage standard of Section 3.6.30 is met. A minimum 
of 10 percent of the gross lot area shall consist of vegetation consisting of 
landscaping or naturally preserved vegetation. 

b. Landscaping within the required Green Area shall be permanently 
maintained in accordance with Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting. Landscaping shall primarily consist of ground 
cover, ferns, trees, shrubs, or other living plants and with sufficient 
irrigation to properly maintain all vegetation. Drought-tolerant plant 
materials are encouraged. Design elements such as internal sidewalks, 
pedestrian seating areas, fountains, pools, sculptures, planters, and similar 
amenities may also be placed within the permanent Green Areas. 

c. The required Green Area shall be designed and arranged to offer the 
maximum benefits to the occupants of the development and provide visual 
appeal and building separation. These provisions shall apply to all new 
development sites and to an addition or remodeling of existing structures 
that creates new dwelling units. 

3.6.50.06 - Location of Green Area 

In determining where Green Areas should be placed on a development site, 
consideration shall be given to the following: 

a. Preserving otherwise unprotected natural resources and wildlife habitat on 
the site, especially as large areas rather than as isolated smaller areas, 
where there is an opportunity to provide a recreational or relaxation use in 
conjunction with the natural resource site; 

b. Protecting lands where development more intensive than a Green Area use 
may have a downstream impact on the ecosystem of the vicinity. The 
ecosystem in the vicinity could include stands of mixed species and conifer 
trees, natural hydrological features, wildlife feeding areas, etc.; 

c. Enhancing park sites adjacent to the convergence of sidewalks andlor 
multi-use paths; 

d. Enhancing recreational opportunities near neighborhood commercial 
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activity centers; and 

e. Enhancing opportunities for passive relaxation and recreation for 
residents, employees, andlor visitors within a development site. 

3.6.50.02 - Private Outdoor Space Per Dwelling Unit 

a. Private Outdoor Space shall be required at a ratio of 48 sq. ft. per dwelling 
unit. This Private Outdoor Space requirement may be met by providing 
patios and balconies for some or all dwelling units, or by combining Private 
Outdoor Space and Common Outdoor Space as allowed by Section 
3.6.50.04. 

b. Private Outdoor Space, such as a patio or balcony, shall have minimum 
dimensions of six-by-eight ft. 

c. Private Outdoor Space shall be directly accessible by door from the interior 
of the individual dwelling unit served by the space. 

d. Private Outdoor Space shall be screened or designed to provide privacy for 
the users of the space. 

e. Private Outdoor Space may be considered as part of the 30 percent Green ua F- 
Area required under Section 3.6.50.01, if it is located on the ground. Upper- Y - 
story balconies cannot be counted. - - 

C1 
c 

3.6.50.03 - Common Outdoor Space Per Dwelling Unit E 
a. In addition to the Private Outdoor Space requirements of Section 3.6.50.02, o 

(tl 
Common Outdoor Space shall be provided in developments of 20 or more w 

dwelling units, for use by all residents of the development, in the following 3 
amounts: 

I. Studio, one- and two-bedroom units: 200 sq, ft, per unit 

2. Three or more bedroom units: 300 sq. ft. per unit 

b. The minimum size of any Common Outdoor Space shall be 400 sq. ft., with 
minimum dimensions of 20-by-20 ft. 

c. A Common Outdoor Space may include any of the following, provided that 
they are outdoor areas: recreational facilities such as tennis, racquetball, 
and basketball courts, swimming pool and spas; gathering spaces such as 
gazebos, picnic, and barbecue areas; gardens; preserved natural areas 
where public access is allowed; and children's tot lots. 

d. The Common Outdoor Space may be considered as part of the 30 percent 
Green Area required under Section 3.6.50.01. The Common Outdoor Space 
shall not be located within any buffer or perimeter yard setback area. 

e. A children's tot lot shall be provided for each 20 units. The minimum 
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dimensions for any tot lot shall be 20-by-20 ft., with a minimum size of 400 
sq, ft. The tot lot shall include a minimum of three items of play equipment 
such as slides, swings, towers, and jungle gyms. Any one or a combination 
of the following shall enclose the tot lot: a 2.5 to 3 ft.-high wall, fence, or 
planter; or benches or seats. 

f. Where more than one tot lot is required, the developer may provide 
individual tot lots or may combine them into larger playground areas. 

g- Housing complexes that include 20 or more dwelling units designed for 
older persons do not require tot lots. However, Common Outdoor Space 
shall be provided as specified in "a" through "d" above. 

3.6.50.04 - Option to Combine Private and Common Outdoor Space 

a. The private and Common Outdoor Space requirements may be met by 
combining them into areas for active or passive recreational use. Examples 
include courtyards and roof-top gardens with pedestrian amenities. 
However, where larger Common Outdoor Spaces are proposed to satisfy 
Private Outdoor Space requirements, they sha!! !nc!ude pedestrian 
amenities such as benches or other types of seating areas. 

b. The combined outdoor space may be covered, but it shall not be fully 
enclosed. 

.w 
s 
a, Section 3.6.90 - COMPLIANCE WITH CHAPTER 4.10 - PEDESTRIAN ORIENTED DESIGN 
E 
s 

STANDARDS 
0 

The requirements in Chapter 4.10 - Pedestrian Oriented Design Standards shall apply to 
the following types of development in the RS-12 Zone: 

a. All new buildings or structures for which a valid permit application has been 
submitted after December 31,2006; 

b. Developments subject to Conditional Development andlor Planned Development 
approval, as required by a Condition(s) of Approval(s); and 

Section 4.0.30 - PEDESTRIAN REQUIREMENTS 

b. Safe and Convenient Pedestrian Facilities - Safe and convenient pedestrian 
facilities that minimize travel distance to the greatest extent practicable shall be 
provided in conjunction with new devePspment within and between new 
Subdivisions, Planned Developments, commercial developments, industrial areas, 
residential areas, transit stops, and neighborhood activity centers such as schools 
and parks, as follows: 

i. For the purposes of this Section, safe and convenient means pedestrian 
facilities that are free from hazards and that provide a direct route of travel 
between destinations. 

d. To provide for orderly development of an effective pedestrian network, pedestrian 
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facilities instailed concur~ently with development of a site shall be extended 
through the site to the edge of adjacent property(ies). 

f. Prior to development, applicants shall perform a site inspection and identify any 
Contractor SidewalWstreet Stamps in existing sidewalks that will be impacted by 
the development. If such a Contractor SidewalWstreet Stamp exists, it shall either 
be left in its current state as part of the existing sidewalk, or incorporated into the 
new sidewalk for the development site, as close as possible to the original location 
and orientation. 

Section 4.0.40 - BICYCLE REQUlREMENTS 

b. Safe and Convenient Bicycle Facilities - Safe and convenient bicycle facilities that 
minimize travel distance to the greatest extent practicable shall be provided in 
conjunction with new development within and between new Subdivisions, Planned 
Developments, commercial developments, industrial areas, residential areas, 
transit stops, and neighborhood activity centers such as schools and parks, as 
foliows: 

?. For the purposes ~f this Section, safe and convenient means bicycle 
facilities that are free from hazards and provide a direct route of travel 
between destinations. 

b- 

Section 4.0.60 - PUBLIC AND PRIVATE STREET REQUIREMENTS P- 
7 - - - 

a. Traffic evaluations shall be required of all development proposals in .W 

accordance with the following: r 

1. Any proposal generating 30 or more trips per hour shall include Level of 
E 
.c 
0 

Service (LOS) analyses for the affected intersections. A Traffic Impact .CI (tl 

Analysis (TIA) is required, if required by the City Engineer. The TIA shall be 
prepared by a registered professional engineer. The City Engineer shall 

3 
define the scope of the traffic impact study based on established proced 

ures. 

The TIA shall be submitted for review to the City Engineer. The proposed 
TIA shall reflect the magnitude of the project in accordance with accepted 
traffic engineering practices. The applicant shall complete the evaluation 
and present the results with an overall site development proposal. 

b. Utility easements with a minimum width of seven ft. shall be granted to the public 
adjacent to all street rights-of-way for franchise utility installations. 

e. Development sites shall be provided with access from a public street or a 
private street that meets the criteria in "d," improved to City 
standards in accordance with the following: 

1. Where a development site abuts an existing public street not improved to 
City tandards, the abutting street shall be improved to City standards along 
the full frontage of the property concurrently with development. Where a 
development site abuts an existing private street not improved to City 
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standards, and the private street is allowed per the criteria in "d", above, 
the abutting street shall meet all the criteria in "d", above and be improved I 

to City standards along the full frontage of the property concurrently with 
development. 

f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

j. Alley standards shall be as follows - 
2. Additional Standards for Alleys Serving Residential Use Types - 

C) Street trees shall be provided on either side of the alley tract, 
outside the tract, at the rate of one tree per lot, consistent with 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 
Such street trees are also required in cases where the Director 
approves an exception to the requirement for the alley to be in a 
separate tract, for infill developments less than two acres in size; 

k. Location, grades, alignments, and widths for all public and private streets shall be 
considered in relation to existing and planned streets, topographical conditions, 
public convenience and safety, and proposed land use. Where topographical 
conditions present special circumstances, exceptions to these standards may be 
granted by the City Engineer provided that the safety and capacity of the street 
network is not adversely effected. The following standards shall apply: 

8. Right-of-way and improvement widths shall be as specified in the 
Transportation Plan and Table 4.0-1 - Street Functional Classification 
System. 

n. Block Perimeter Standards - The following Block Perimeter requirements apply to 
all development projects. Exceptions to these requirements may be approved for 
development that is smaller than one acre and situated in areas where the street 
patterns are established and do not require connections to the development. 

1. Residential Standards - 

a) Complete Blocks - Developments shall create a series of 
complete blocks bound by a connecting network of public 
or private streets with sidewalks. When necessay to 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, andlor to 
Significant Natural Features, blocks may be bound by 
walkways without streets. 

b f Maximum Block Perimeter - The maximum Block Perimeter 
shall be a,200 ff. Block faces greater than 300 df. shal! have a 
through-block pedestrian connection. 
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c) Variations Allowed Butriaht - Variations of up to 30 percent 
to these block distances may be allowed outright to 
minimize impacts to a designated wetland, to slopes greater 
than 15 percent, to parks dedicated to the public, to 
Significant Natural Features, t o  existing street patterns, 
andlor to existing development. 

q Development shall include underground electric services, light standards, wiring 
and lamps for streetlights according to the specifications and standards of the City 
Engineer. The developer shall be responsible for installation of underground 
conduit for street lighting along all public streets improved in conjunction with 
such development in accordance with the foflowing: 

1. The developer shall coordinate with the City Engineer to determine the 
location of future street light poles. 

2. The streetlight plan shall be designed to provide illumination meeting 
standards set by the City Engineer. 

3. The standard street light installation is a wood pole. 

The developer shall install such facilities and make the necessary arrangements Q, 
with the serving electric utility for the City-owned and operated street lighting F- 

system to be served at the lowest applicable rate available to the City. Upon City's - - F"a 
acceptance of such development improvements, the street lighting system, - 

C, 

exclusive of utility-owned service lines, shall be and become the property of the c 
City. t 

I: 

Section 4.0.70 - PUBLIC UTILITY REQUIREMENTS (OR INSTALLATIONS) 

All development sites shall be provided with public water, sanitary sewer, storm 
3 

a. 
drainage, and street lights. 

b. Where necessary to serve property as specified in "a" above, required public utility 
installations shall be constructed concurrently with development. 

c. Off-site public utility extensions necessary to fully serve a development site and 
adjacent properties shall be constructed concurrently with development. 

d. To provide for orderly development of adjacent properties, public utilities installed 
concurrently with development of a site shall be extended through the site to the 
edge of adjacent property(ies). 

e. All required public utility installations shall conform to the City's adopted facilities 
master plans. 

f. Private on-site sanitary sewer and storm drainage facilities may be allowed, 
provided all the following conditions exist: 
1. Extension of a public facility through the site is not necessary for the future 

orderly development of adjacent properties; 
2. The development site remains in one ownership and Land Division does 

not 
occur, with the exception of Land Divisions that may occur under the 
provisions of Section 4.0.60.d, above; and 

3. The facilities are designed and constructed in accordance with the Uniform 
Plumbing Code and other applicable codes, and permits are obtained from 
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the Development Assistance Center prior to commencement of work. 

Section 4.0.100 - LAND FOR PUBLIC PURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
pedestrian and bicycle facilities shall be provided whenever these facilities are 
located outside a public right-of-way. The minimum easement width for a single 
utility is 15 ft. The minimum easement width for two adjacent utilities is 20 ft. The 
easement width shall be centered on the utility to the greatest extent practicable. 
Wider easements may be required for unusually deep facilities. 

b. Utility easements with a minimum width of seven ft. shall be granted to the public 
adjacent to all street rights-of-way for franchise utility installations. 

f. Easements or dedications required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not involving a Land Division, 
easements andlor dedications shall be recorded on standard forms provided by the 
City Engineer. 

Section 4.1.20 - GENERAL PROVISIONS 

j. Location of Required Parking - 
1. Vehicles 

a) Vehicle parking shall be located consistent with Chapter 4.10 - 
Pedestrian Oriented Design Standards, such that it does not 
separate buildings from streets except for driveway parking 
associated with single-family development. An exception may also 
be granted for up to two parking spaces per dwelling unit for 
Duplexes and Triplexes, provided that these spaces are within 
driveway areas designed to serve individual units in the Duplexes 
and Triplexes, consistent with Figure 4.10-15 - Driveway Exception 
for Duplexes and Triplexes. Parking to the side of buildings is 
allowed in limited situations, as outlined in Chapter 4.10 - 
Pedestrian Oriented Design Standards. 

b) Vehicle parking required for Residential Uses in accordance with 
RS-1, RS-3.5, RS-5, RS-6, RS-9, RS-9U, RS-12, and RS-12U Zone 
provisions shall be provided on the development site of the primary 
structure. Except where permitted by sections 4.1.30.g.4 and 
4.1.50.02 below, required parking for aDI other Use Types in other 
zones, as well as Residential Uses developed in accordance with 
RS-20 and MUR provisions, shall be provided on the same site as 
the Use or upon abutting property. Street right-of-way shall be 
excepted when determining contiguity, except on Arterial, Collector, 
and Neighborhood Collector Streets, where a eonirslled 
intersection is not within 100 ft. of the subject property. 

2. Bicvcies - Bicycle parking required for all Use Types in all zones shall be 
provided on the development site in accordance with Section 4.1.70, below. 
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k. Unassigned Parking in Residential Zones - 
1. Vehicles - Multi-dwelling units with more than 10 required vehicle parking 

spaces shall provide unassigned parking. The unassigned parking shall 
consist of at least 15 percent of the total required parking spaces and be 
located such that they are available for shared use by all occupants within 
the development. 

2. Bicvcles - Multi-dwelling units with more than 10 required bicycle parking 
spaces shall provide bicycle shared parking. The shared parking shall 
consist of at least 15 percent of the total required parking spaces, to be 
located such that they are available for shared use by all occupants within 
the development. 

q- Parking Reduction Allowed - 
1. A reduction of up to 10 percent of required vehicfe parking may be allowed 

if a transit stop, developed consistent with Corvallis Transit System 
guidelines and standards, is located on-site or within 300 ft. 

Section 4.1.30 - OFF-STREET PARKING REQUIREMENTS 

Minimum parking requirements for Use Types in all areas of the City, with the exception of V= 

the Central Business (CB) Zone and the Riverfront (RF) Zone, are described in Sections BO 
Y 

4.1.30.a through 4.1.30.f. Minimum parking requirements for the Central Business (CB) - - - 
Zone are described in Section 4.1 30.g. ++ 

s 
b) 

a. Residential Uses Per Building Type - 
I. Sinnle Detached and Sinale Attached - Zero Lot Line, and Manufactured 

Homes - 
a) Vehicles - Two spaces per dwelling unit. 

b) Bicvcles - None required. 

2. Duplex, Attached, and Multi-dwellling - 
a) Vehicles - 

1) Studio or Efficiency Unit - One space per unit. 

2) One-bedroom Unit - One space per unit. 

3) Two-bedroom Unit - 1.5 spaces per unit. 

4) Three-bedroom Unit 2.5 spaces per unit. 

b) Bicvcles - 
1) Studio or Efficiency Unit One space per unit. 
2) One-bedroom Unit One space per unit. 
3) Two-bedroom Unit 1.5 spaces per unit. 
4) Three-bedroom Unit Two spaces per unit. 

Staff - Identified Applicable Decision Criteria Attachment L - 15 



b. Civic Use Types - 
Unless noted otherwise, number of spaces refers to vehicle parking requirements, and the 
number of  spaces for bicycle parking shall be 10 percent of  required vehicle parking or two 
bicycle spaces, whichever is  greater. However, where fewer than three vehicle spaces are 
required, then only one bicycle parking space shall be required. 

2. Communitv Recreation Buildinns - One space per 200 sq. ft. of gross floor 
area. 

Section 4.2.20 - GENERAL PROVISIONS 

c. Protection of Shrub, Ground Cover and Tree Specimens in Inventoried Areas of the 
Adopted Natural Features lnventory Map dated December 20,2004 - 
1. For shrub, groundcover, and tree specimens within the areas inventoried 

as part of the Natural Features lnventory, preservation requirements shall 
be in accordance with the provisions of Chapter 4.5 - Natural Hazard and 
Hillside Development Provisions, Chapter 4.11 - Minimum Assured 
Development Area (MADA), Chapter 4.12 - Significant Vegetation Protection 
Provisions, and Chapter 4.13 - Riparian Corridor and Wetland Provisions. 
See Adopted Natural Features lnventory Map dated December 20,2004, for 
information regarding areas inventoried as part of the Natural Features 
Inventory. 

2. Plants to be preserved and methods of protection shall be indicated on the 
detailed planting plan submitted for approval. Existing trees and shrubs 
shall be considered preserved if the standards in Section 4.12.60.f are met. 

d. Protection of Significant Tree and Significant Shrub Specimens Outside of 
lnventoried Areas of the Adopted Natural Features lnventory Map dated December 
20,2004 - 
1. Significant Tree and Significant Shrub specimens outside of the areas 

inventoried as part of the Natural Features lnventory should be preserved 
to the greatest extent practicable and integrated into the design of a 
development. See Adopted Matuaa! Features Inventory Map dated 
December 20,2004, for information regarding areas inventoried as part of 
the Natural Features Inventory. See also the definitions for Significant 
Shrub and Significant Tree in Chapter 1.6 - Definitions. 

Section 4.2.30 - REQUIRED TREE PLANTINGS AND MAINTENANCE 

a. Tree Plantings - 
Tree plantings in accordance with this Section are required for all landscape areas, 
including but not limited to parking lots for four or more cars, public street 
frontages, private streets, multi-use paths, sidewalks that are not located along 
streets, alleys, and along private drives more than 150 ft, long. 

1. Street Trees - 
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a) Along streets, trees shall be planted in designated landscape 
parkway areas or within areas specified in a City-adopted street tree 
plan. Where there is no designated landscape parkway area, street 
trees shall be planted in yard areas adjacent to the street, except as 
allowed elsewhere by "d," below; 

b) Along all streets with planting strips in excess of six ft. wide and 
where power lines are located underground, a minimum of 80 
percent of the street trees shall be large canopy trees; 

c) Planting strips on Local Connector and Local Streets shall be 
planted with medium canopy trees; and 

d) If planting strips are not provided on Arterial, Collector, and 
Neighborhood Collector Streets, an equivalent number of the 
required large and required medium canopy trees shall be provided 
in ofher iscations within common open space tracts on the site, or 
within the front yard setback areas of the parcels and lots adjacent 
to the street. Such plantings in-lieu-of street trees shall be in 
addition to the mitigation trees required in Section 4.12.60; 

2. Along alleys, trees shall be planted on the sides of the alleys at a minimum 
of one tree per lot; and the trees shall be located within 10 ft. of the alley; c3 

OD 
r 

3. Along sidewalks and multi-use paths not located along streets, a minimum - - - 
five ft.-wide landscaping buffer is required on either side of the facility. .~d 

Examples of sidewalks and multi-use paths not located along streets s 

include pedestrian and bicycle connections between Cul-de-sacs or 
between residential areas and neighborhood centers, etc. Within these 

E" 
r 
0 

buffers, trees shall be planted at least every 30 ft., or as determined by the .Id ro 
type of tree used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking 
Lot Trees; 

3 

4. Conditions of Approval for individual development projects may require 
additional tree plantings to mitigate removal of other trees, or as part of 
landscape buffering or screening efforts; 

5. The distance between required trees shall be determined by the type of tree 
used. See Table 4.2-1 - Street Trees and Table 4.2-2 - Parking Lot Trees; 
and 

6. Trees in parking areas shall be dispersed throughout the lot to provide a 
canopy for shade and visual reiief. 

Table 4.2-1 - Street Trees 

Medium-canopy trees: - Maximum 30 ft. on-center 
trees that normally reach spacing 
30-50 ft. in height within 
30 years 
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Large-canopy trees: - Maximum 50 ft. on-center 
trees that normally reach 30-50 ft. spacing 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

Table 4.2-2 - Parking Lot Trees 

Medium-canopy trees: - Minimum one tree per eight cars 
trees that normally reach 30-50 ft. 
in height within 30 years 

Large-canopy trees: - Minimum one tree per 12 cars 
trees that normally reach 30-50 ft. 
in height within 30 years, but 
exceed 50 ft. in height at maturity 

b. Areas Where Trees May Not be Planted - 
1. Trees may not be planted within five ft. of permanent hard surface paving 

or 
walkways, unless special planting techniques and specifications are used 
and particular species of trees are planted, as outlined in Section 4.2.40.c or 
approved by the Director. These limitations apply most frequently in areas 
such as landscape parkways, pedestrian walkways, and plaza areas, where 
there may be tree grates. 

2. Unless approved otherwise by the City Engineer, trees may not be planted: 
a) Within 10 ft. of fire hydrants and utility poles; 
b) Within 20 ft. of street light standards; 
c)  Within five ft, from an existing curb face, except where required for 

street trees; 
d) Within 10 ft. of a public sanitary sewer, storm drainage, or water 

line; 
or 

e) Where the Director determines the trees may be a hazard to the 
public interest or general welfare. 

Section 4.2.48 - BUFFER PLANTINGS 

Buffer plantings are used to reduce apparent building scale, provide a transition between 
contrasting architectural styles, and generally mitigate incompatible or undesirable views. 
They are used to soften rather than block viewing. Where required, a mix of plant 
materials shall be used to achieve the desired buffering effect. At minimum, this mix shall 
consist of trees, shrubs, and ground cover, and may also consist of existing vegetation, 
such as natural areas that will be preserved. 

At minimum, buffering is required in areas identified through Conditions of Approval, in 
areas required by other provisions within this Code, and in Through Lot areas, and as 
required below. 

Parking, Loading, and Vehicle Maneuvering Areas - 
a. Buffering is required for parking areas containing four or more spaces, 
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loading areas, and vehicle maneuvering areas. Boundaw plantings shall be 
used to buffer these uses from adjacent properties and the public 
right-of-way. A minimum five-ft.-wide perimeter landscaping buffer shall be 
provided around parking areas; and a minimum 10 ft.-wide perimeter 
landscaping buffer shall be provided around trees. Additionally, where 
parking abuts this perimeter landscape buffer, either parking stops shall be 
used or planters shall be increased in width by 2.5 ft. On-site plantings 
shall be used between parking bays, as well as between parking bays and 
vehicle maneuvering areas. Low-lying ground cover and shrubs, balanced 
with vertical shrubs and trees, shall be used to buffer the view of these 
facilities. 

Decorative walls and fences may be used in conjunction with plantings, but 
may not be used alone to comply with buffering requirements. 

b. In addition to any pedestrian refuge areas, each landscaped island within 
and around parking lot areas shall - 
1. Include one or more shade canopy trees; 

2. Be a minimum length of eight ft. at its smallest dimension; 

3. Include at least 80 sq. ft. of ground area per tree to allow for root 
aeration; and V) €0 

%- 

4. Include raised concrete curbs around the perimeter. - - - 
c1 
C 

c. Connecting walkways through parking lots shall have one or more canopy 
shade tree per 40 linear R. Driveways to or through parking lots shall have i! 

r 
one or more canopy shade tree per 40 linear ft. on each side. These trees o 
shall be planted in landscape areas within five ft, of the walkways and F3 

driveways, respectively. 3 
Section 4.2.50 - SCREENING (HEDGES, FENCES, WALLS, AND BERMS) 

4.2.50.01 - Height Limit 

The height of hedges, fences, walls, and berms shall be measured from the lowest 
adjoining finished grade, except where screening is required for parking, loading, storage, 
and similar areas. In these cases, height shall be measured from the finished grade of 
such improvements. Screening is not permitted within Vision Clearance Areas, as 
determined by the City Engineer. 

a. Hedges, fences, and walls shall not exceed three ft. in height within any 
required yard adjacent to a street or within the Through Lot easement area 
of a lot. See Through Lot in Chapter 1.6 - Definitions. See also Chapter 4.4 
- Land Division Standards for additional Through Lot requirements. The 
Director may grant an exception to this provision under the following 
circumstances: 

1. Where required by the Planning Commission to meet screening 
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requirements; 

2. Where an applicant wishes to allow portions of a screen to 
encroach up to two ft. into an exterior side yard, excluding the front 
yard area. This type of encroachment pertains to a screen that is 
designed and constructed with off-sets to prevent visual monotony. 
In this situation, the hedge, fence, or wall shall not exceed five ft. in 
height and shall maintain Vision Clearance Area standards; or 

3. Where an applicant wishes to allow portions of a screen to 
encroach up to five ft. into a Through Lot easement area. This type 
of encroachment pertains to a screen that is designed and 
constructed with off-sets to prevent visual monotony. In this 
situation, the hedge, fence, or wall shall maintain an average 
setback of 20 ft. from the rear property line, shall not exceed five ft. 
in height, and shall maintain Vision Clearance Area standards. 
Gates are required in rear yard fences on Through Lots, since it 
remains the property owner's responsibility to maintain the area 
outside the fence. In Multi-dwelling developments or Planned 
Developments and Subdivisions, a 20 %wide planting area shall be 
established between the sidewalk and the fence. The planting area 
shall be designed to minimize maintenance and to ensure that 
coniferous trees are planted at least 15 ft, from the sidewalk. 

b. Notwithstanding the height restrictions outlined in "a," above, the height of 
solid fences and walls shall be limited to a maximum of four ft. along the 
boundaries of sidewalks and multi-use paths that are not adjacent or 
parallel to streets. Examples of such situations include sidewalks and 
multi-use paths adjacent to pedestrian and bicycle connections between 
Cul-de-sacs or between residential areas and neighborhood centers, etc. 
The limitation on these solid forms of screening is intended to increase 
visibility and public safety. Portions of fences above four ft. in height are 
allowed, when they are designed and constructed of materials that are open 
a minimum of 50 percent. Fence and wall heights shall be measured from 
the grade of the sidewalk or multi-use path. Fences and walls along 
sidewalks and multi-use paths shall be located outside of any associated 
rights-of-way andlor easement areas. 

c. Hedges, fences, and walls may exceed three ft. in rear and interior side 
yards, except when these yards abut a sidewalk or multi-use path, in which 
case provisions in "b," above, apply. Fences and walls over six ft. high 
require Building Permit approvaI prior to construction. 

d. Earthen berms up to six ft. in height may be used to comply with screening 
requirements. The slope of a berm may not exceed 3:l. The faces of a 
berm's slope shall be planted with ground cover, shrubs, and trees. 

e. Long expanses of fences and walls shall be designed to prevent visual 
monotony through the use of off-sets, changes of materials and textures, or 
landscaping. 

Staff - Identified Applicable Decision Criteria Attachment L - 20 



4.2.50.02 - Service Facilities and Outdoor Storage Areas 

Trash dumpsters, gas meters, ground-level air conditioning units and other mechanical 
equipment, other service facilities, and outdoor storage areas shall be appropriately 
screened with a fence, wall, or plantings, consistent with the landscape screening 
provisions in this Section. When located adjacent to a residential zone, outdoor 
components associated with heat pumps, ground-level air conditioning units and similar 
kinds of equipment that create noise shall not be placed within any required setback area. 
Additionally, if such equipment is located adjacent to a residential zone and between five - 
10 ft. of a property line, it shall be screened with a solid fence or wall at least one ft. higher 
than the equipment. When such equipment is located adjacent to a residential zone and 
outside a required setback line, and is greater than 10 ft. from a property line, standard 
screening requirements in this Section shall apply. 

Section 4.2.80 - SITE AND STREET LIGHTING 

Pursuant to City Council Poiicy 91-9.04, "The City of Corvallis is  interested in well 
shielded, energy efficient street lighting sources that direct the light source downward 
where i t  is  needed, not up or sideways where it is  wasted and causes glare, light trespass, 
and bright skies." 

All developers shall submit a proposed lighting plan for approval that meets the functional 
security needs of the proposed land use without adversely affecting adjacent properties or IC- 
the community. This criteria is satisfied upon compliance with the provisions listed below 00 

T- 
and shall be substantiated by the applicant's submittal of the necessary information to - - 
demonstrate compliance, such as information including but not limited to manufacturers' - 

.w 
specifications: c 

a. For safety purposes, fighting shall be provided in all areas designed to include 
t 
s 
0 pedestrian activities, such as streets, sidewalks, multi-use paths, parking lots, ns 

buildings, and plazas. 2 
b. With the exception of lighting for public streets, which is maintained by the City 

through a contract with an electric company, all other lighting used to illuminate 
streets, buildings, sidewalks, multi-use paths, parking lots, plazas, or the 
landscape, shall be evaluated during the plan review process associated with 
requests for permits. 

c. Site lighting that may be confused with warning, emergency, or traffic signals is 
prohibited. 

d. Light sources shall be conceaied or shielded to the maximum extent feasible to 
minimize the potential for glare and unnecessary diffusion on adjacent property. 
Compliance with this provision shall be demonstrated by ensuring that, when 
evaluated from a point four ft. above the ground, bulbs of light fixtures are not 
visible from adjacent property. 

e. Al l  new Subdivision street lights and future street-light luminaire replacements 
within the existing street-light system sha!! be flat-lens dul!y shielded luminaires. 

f. Standard placement of street lights shall be at intersections, in the middle of long 
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blocks, and in dead end streets and long Cul-de-sacs. 

g. Background spaces such as parking lots shall be illuminated as unobtrusively as 
possible to meet the functional needs of safe circulation and of protecting people 
and property. Foreground spaces, such as building entrances and plaza seating 
areas, shall use local lighting that defines the space without glare. 

Section 4.4.20 - GENERAL PROVlSlONS 

4.4.20.01 - Applicability 

All Land Divisions shall be in compliance with the requirements of the applicable zone and 
this Chapter, as well as with all other applicable provisions of this Code. Modifications to 
these requirements may be made through the procedures in Chapter 2.5 - Planned 
Development. 

a. General - Length, width, and shape of blocks shall be based on the 
provision of adequate lot size, street width, and circulation; and on the 
limitations of topography. 

b. Size - Blocks shall be sized in accordance with the Block Perimeter 
provisions within Section 4.0.60.n of Chapter 4.0 - Improvements Required 
with Development. 

1 

4.4.20.03 - Lot Requirements 

a. Size and Shape - Lot size, width, shape, and orientation shall be appropriate for the 
location of the Subdivision and for the Use Type contemplated. No lot shall be 
dimensioned to contain part of an existing or proposed street. All lots shall be 
buildable, and depth shall generally not exceed 2.5 times the average width. Lot 
sizes shall not be less than required by this Code for the applicable zone. Depth 
and width of properties reserved or laid out for commercial and industrial purposes 
shall be adequate to provide for off-street parking and service facilities required by 
the type of use proposed, unless off-site parking is approved per Chapter 4.1 - 
Parking, Loading, and Access Requirements. 

b. Access - Each lot shall abut a street other than an alley for a distance of at least 25 
ft. unless: 

1. The lot is created through a Land Partition or Minor Weplat, in which case 
Section 4.4.30.01, below, shall apply; andlor 

2. The lot meets the exemption in "a," or "b," below: 

a) Resideniiai iots involving Single-famiiy Detached; Single-family 
Attached, two units; or Duplex dwellings, provided: 

1) Front doors are less than 100 ft. from a street and are 
accessed by a sidewalk or multi-use path; and 
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2) Vehicular access is provided via an alley. 

d. Lot Side Lines - Side lines of lots, as much as practicable, shall be at right angles 
to the street the lots face. 

e. Lot Grading - Lot grading shall conform to Chapter 4.12 - Significant Vegetation 
Protection Provisions; and the City's excavation and fill provisions. 

i 

g. Large Lots - In dividing land into large lots that have potential for future further 
Subdivision, a conversion plan shall be required. The conversion plan shall show 
street extensions, utility extensions, and lot patterns to indicate how the property 
may be developed to Comprehensive Plan densities and to demonstrate that the 
proposal will not inhibit development of adjacent lands. 

Section 4.6.30 - SOLAR ACCESS PERFORMANCE STANDARDS 

Residential Subdivisions and Planned Developments om parcels of more than one acre 
shall be designed so that Solar Access Protection, as defined in Chapter 1.6 - Definitions, 
is available consistent with the following: 

a. No reduction in Solar Access at ground level of the south face of existing 
residential buildings adjacent to the development; 

a, 
a3 

b. Within Residential Subdivisions, a minimum of 80 percent of contain 'Y - 
sufficient eastlwest dimension to allow orientation of the following - - 
minimum ground floor lengths of a building to use solar energy: CI s 

Q, 

I. 30 lineal ft. per unit for Single-family Detached dwelling units; and E 
C 
0 
a 

2. 15 lineal ft. per ground floor unit for dwelling units other than CI 

Single-family Detached dwelling units. 3 
c. In Planned Developments, a minimum of 80 percent of the buildinns 

contain: 

1. Sufficient eastlwest dimension to allow the following minimum 
ground floor lengths of the building to use solar energy: 

a) 30 lineal ft. per unit for Single-family Detached dwelling 
units; and 

bf 15 lineall ft. per ground floor unit for dwelling units other 
than Single-family Detached. 

2. Additionally, for Single-family Detached dwelling units, a minimum 
of 100 sq. ft. of roof area, for the dwelling unit andlor the garage, 
which could allow the utilization of solar energy. 

PEDESTRIAN ORIENTED DESIGN STANDARDS 

Section 4.10.50 - STANDARDS FOR DETACHED SINGLE-FAMILY, WO-UNIT ATTACHED 
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SINGLE-FAMILY, AND DUPLEX RESIDENTIAL BU!LDIING TYPES 

4.10.50.01 - Building Orientation, Privacy, and Facades Adjacent to Pedestrian Areas 

a. Orientation of Dwellings - All dwellings shall be oriented to existing or proposed 
public or private streets, as outlined in this provision and in Chapter 4.4 - Land 
Division Standards, with the exception that Accessory Dwelling Units constructed 
in accordance with Chapter 4.9 - Additional Provisions may be accessed from an 
alley. Private streets used to meet this standard must include the elements in 
Chapter 4.0 - Improvements Required with Development. See Chapter 4.0 for 
public and private street standards. 

The orientation standard of this Section is satisfied when the provisions in "1," 
and "2," below, are met. See Figure 4.10-1 - Allowed Access to Single-family 
Development When Lots Do Not Front Directly on a Street. 

1. Primary building entrances face the streets or are directly accessed by a 
sidewalk or multi-use path less than 100 ft. long; and 

2. Primary dwelling unit entrances open directly to the outside and do not 
require passage through a garage or carport to gain access to the dwelling. 

b. Privacy - If the side wall of a dwelling or accessory dwelling is on or within three ft. 
of the property line, ground floor windows or other openings that allow for visibility 
into the side yard of the adjacent lot shall not be allowed. Windows that do not 
allow visibility into the side yard of the adjacent lot, such as a clerestory window or 
a translucent window, are allowed. 

c. Windows and Doors - Any facade facing streets, sidewalks, and multi-use paths 
shall contain a minimum area of 15 percent windows andlor doors. Facades 
referenced in this provision include garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 15 percent 
requirement. 

d. Grading (Cuts and Filfs) - Structures and on-site improvements shall be designed 
to fit the natural contours of the site and be consistent with the Natural Hazards 
and Natural Resource Provisions of Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

4.10.50.02 - Maximum Widths of Street-facing GarageslCarports, Placement, and 
Materials 

a. Maximum Widths of Street-facing GarageslCarports 

I .  Lots 2 50 Ft. in Width - For dwellings with front-loaded garageslcarports, 
the width of the garage wall or carport facing the street shall be no more 
than 50 percent of the width of the dwelling's street-facing facade. Front- 
loaded garageslcarports are attached garageslcarports with entrances 

Staff - Identified Applicable Decision Criteria Attachment L - 24 



facing the same street as the dwelling's entrance. Additionally, the term 
garage wall pertains to the whole wall and not just the doors. See Figure 
4.10-2A - Unacceptable Width of Street-facing Garage on a Lot 250 ft. and 
Figure 4.10-2B - Acceptable Width of Street-facing Garage on a Lot 250 ft. 

2. Lots < 50 Ft. in Width - For dwellings with front-loaded garages, the area of 
the garage wall facing the street shall be no more than 50 percent of the 
area of the dwelling's street-facing facade. Front-loaded garageslcarports 
are attached garageslcarports with entrances facing the same street as the 
dwelling's entrance. The area shall be measured in sq, ft, and, with the 
exception of gabled areas and second stories, the entire facade of the 
garage shall be measured. The interior of the garage determines the width 
of the garage facade, not just the garage doors. See Figure 4.10-3A - 
Unacceptable Street-facing Garage Area and Figure 4.10-3B - Acceptable 
Street-facing Garage Area. Both of these figures are located on the next 
page. For dwellings with front-loaded carports, the carports shall be 
subject to the same restrictions outiined in "-I," above. 

b. Garage and Carport Placement - Garages and carports shall be placed only as 
indicated in the options below. The applicant shall indicate the proposed option(s) 
on plans submitted for building permits. Additionally, measurements may be taken 

t" 
from the second floor of homes, provided the second floor spans across the entire Q) 

T- garagelcarport. - - - 
+J 

GaragelCar~ort Placement Options - c 
E 
E 

2. Front Accessed Garaae with Four-ft. Recess - Vehicular entrances face the r 
street and are recessed at least four ft. from the front wall of the dwelling as 0 

Q 
shown in Figure 4.10-5 - Garage Facing Street and Recessed at Least Four +J 

Ft., on the next page. The recess from the front wall of the dwelling shall be 3 
measured from the front wall of the living space area, not from the front 
porch, a bay window, or other projection or architectural feature. 

8. Flush or Recessed Sinnle Car Garage - Vehicular entrances face the street 
and are flush with or recessed up to four ft. from the front wail of the 
dwelling, and the garagelcarport is a single-car garagelcarport that is a 
maximum of i 2  ft. wide. These options are shown below in Figure 4.AO-I8 - 
Single Car Garage Access Recessed from Front Wall of Dwelling and in 
Figure 4.10-11 - Single Car Garage Flush from Front Wall of Dwelling. 

c. Garage and Carport Materials - Garages and carports, when provided, shall be 
co;~structed of the same building materials as the dwelling. 

4.10.50.03 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu - Each home shall incorporate a minimum of one of the 
following three pedestrian features. The applicant shall indicate the proposed 
options on plans submitted for building permits. While not all of the pedestrian 
features are required, the inclusion of as many as possible is strongly encouraged. 

1. Elevated Finished Floor - An elevated finished floor a minimum of two ft. 
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above the grade of the nearest street sidewalk or streetside multi-use path. 

2. Front PorcheslPatios - A front porch or front patio a minimum size of six ft. 
deep by 10 ft. wide (60 sq. ft.), and covered by a minimum of 60 percent to 
provide weather protection. 

3. SidewalMWalkwav to Front Boor - A minimum three-fi.-wide walkway 
constructed of a permanent hard surface that is not gravel and that is 
located directly between the street sidewalk and the front door. This 
walkway shall not be part of the driveway area. 

b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch. Additionally, each 
home shall incorporate a minimum of three of the following seven building design 
features. The applicant shall indicate proposed options on plans submitted for 
building permits. While not all of the design features are required, the inclusion of 
as many as possible is strongly encouraged. 

1. Increased Roof Pitch - A  minimum 6:12 roof pitch. 

2. Eaves - Eaves with a minimum 18-in. overhang. 

3. Buildinq Materials -A t  least two different types of building materials 
including but not limited to stucco and wood, brick and stone, etc.. 
Alternatively, a minimum of two different patterns of the same buiiding 
material, such as scalloped wood and lap siding, etc., on facades facing 
streets. These requirements are exclusive of foundations and roofs and 
pertain only to the walls of a structure. 

4. Trim - A  minimum of 2.25-in. trim or recess around windows and doors that 
face the street. Although not required, wider trim is strongly encouraged. 

5. Increased Windows - A  minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision includes garage facades. Gabled areas need not be included 
in the base wall calculation when determining this minimum 20 percent 
calculation. 

6. Architectural Features - At least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, covered porches greater than 60 sq. ft. in size, balconies 
above the Is' floor, dormers related to living space, or habitable cupolas. If 
a dwe!!ing is oriented such that its front facade, which contains the front 
door, is oriented to a sidewalk and no facades of the dwelling face a street, 
then the architectural feature may be counted if it is located on the front 
facade. 

7. Architectural Details - Architectural details used consistently on dwelling 
facades. Architectural details are defined as exposed rafter or beam ends, 
eave brackets, windows with grids or divided lights, or pergolasltrellis work 
integrated into building facades. If a dwelling is oriented such that its front 
facade, which contains the front door, is oriented to a sidewalk and no 
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facades of the dwelling face a street, then the architectural feature may be 
counted if it is focated on the front facade. 

Section 4.10.60 - STANDARDS FOR ATTACHED SINGLE-FAMILY DWELLINGS THREE UNITS 
OR GREATER, TOWNHOME, TRIPLEX, FOURPLEX, AND APARTMENT 
RESIDENTIAL BUILDING TYPES 

4.10.60.01 - Building Orientation, Entrances, and Facades Adjacent to Pedestrian Areas 

All building orientations, facades, and entrances shall comply with the following 
standards. 

a. Orientation of Buildings -Al l  dwellings shall be oriented to existing or 
proposed public or private streets, as outlined in this provision and in 
Chapter 4.4 - Land Division Standards, with the exception that Accessory 
Dwelling Units constructed in accordance with Chapter 4.9 - Additional 
Provisions may be accessed from an alley. Private streets used to meet 
this standard must include the elements in Chapter 4.0 - Improvements 
Required with Development. See Chapter 4.0 for public and private street 
standards. 

1. Primary building entrances shall face the streets or be directly 
accessed by a sidewalk or multi-use path less than 200 ft. long, as M 
shown in Figure 4.10-13 - Primary Building Entrances Within 200 Ft. 0 

of the Street, below. Primary entrances may provide access to -7 - - 
individual units, clusters of units, courtyard dwellings, or common - 

.c1 

lobbies. Entrances shall open directly to the outside and shall not c 
require passage through a garage or carport to gain access to the 
doorway. 

E 
.G 
0 
3 

Open courtyard space may increase up to 50 percent of the building .c1 

front beyond the maximum setback, as shown in Figure 4.10-14 - 3 
Open Courtyards, below. Open courtyard space is usable space 
that shall include pedestrian amenities such as benches, seating 
walls, or similar furnishings, and shall include landscaping. For 
example, an apartment building in a Mixed Use Residential Zone is 
required to have a front yard setback of no more than 15 ft. If a 
developer desires to construct a u-shaped building with a 
pedestrian courtyard in the center, then one half the width of the 
building, based upon the lineal footage of the building's street 
frontage, could be located farther back than the maximum setback 
of 15 ft. 

3. Off-street parking and vehicular circulation shall not be placed 
between buildings and the streets to which those buildings are 
primarily oriented, except for driveway parking associated with 
single-family development. See Figure 4.10-13- Primary Building 
Entrances Within 200 Ft. of the Street for compliant locations of 
parking and eireulatisn. An exception may also be granted for up to 
two parking spaces per dwelling unit for Duplexes and Triplexes, 
provided these spaces are within driveway areas designed to serve 
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individual units within the Duplexes or Triplexes, as shown in 
Figure 4.10-15 - Driveway Exception for Duplexes and Triplexes, on 
the next page. Parking to the side of buildings is allowed in limited 
situations, as outlined in Section 4.10.60.02 below. 

b. Percentage of Frontage - On sites with 100 ft, or more of public or private 
street frontage, at least 50 percent of the site frontage width shall be 
occupied by buildings placed within the maximum setback established for 
the zone, except that variations from this provision shall be allowed as 
outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-16 - Portion of 
Building Required in Setback Area on Sites with At Least I00  ft. of 
Frontage. For sites with less than 100 ft. of public or private street frontage, 
at least 40 percent of the site frontage width shall be occupied by buildings 
placed within the maximum setback established for the zone, except that 
variations from this provision shall be allowed as outlined in Section 
4.10.60.01.a.2, above. See Figure 4.10-17 - Portion of Building Required in 
Setback Area on Sites with Less Than I00  ft. of Frontage. 

c. Windows and Doors - Any facade facing streets, sidewalks, and multi-use 
paths shall contain a minimum area of 15 percent windows andlor doors. 
This provision includes garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 15 
percent requirement. 

d. Grading (Cuts and Fills) - Structures and on-site improvements shall be 
designed to fit the natural contours of the site and be consistent with the 
Natural Hazards and Natural Resource Provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - Natural 
Hazard and Hillside Development Provisions, Chapter 4.11 - Minimum 
Assured Development Area (MADA), Chapter 4.12 - Significant Vegetation 
Protection Provisions, and Chapter 4.13 - Riparian Corridor and Wetland 
Provisions. 

4.10.60.02 - Parking Location 

a. Standards 

1. Parking lots shall be placed to the rear of buildings. Ministerial 
exceptions to this standard allow parking to the side of a building if 
required parking cannot be accommodated to the rear. These 
ministerial exceptions may be granted in the following cases: 

a) Where lot depth is less than 75 ft.; 

b) Where parking on the side would preserve Natural Hazards 
or Natural Resources that exist to the rear of a site, and that 
would be disturbed by the creation of parking to the rear of 
structures on a site; 

C) Where a common outdoor space at least 200 sq. ft. is 
proposed to the rear of a site, and parking in the rear would 
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prohibit the provision of this common outdoor space area 
for residents of a development site; andlor 

d) Where parking on the side would solve proximity issues 
between dwelling unit entrances and parking spaces. A 
proximity issue in this case involves a situation where a 
parking lot to the rear is in excess of 100 ft. from the 
entrances to the dwelling units being served by the parking 
lot. 

2. On corner lots, parking areas shall not be located within 30 ft. of a 
roadway intersection, as measured from the center of the curb 
radius to the edge of the parking area's curb or wheel stop. 

4.10.60.03 - Ratio of GaragelCarport Facade to Street, Placement, and Materials 

Provisions for the ratio of garage and carport facades to the street, placement, and 
materials shall be as outlined in Section 4.10.50.02. 

4.10.60.04 - Menus for Pedestrian Features and Design Variety 

a. Pedestrian Features Menu for Triplexes, Fourplexes, and Townhomes - Each 
Triplex, Fourplex, or Townhome shall incorporate a minimum of one of the V) 

following three pedestrian features. The applicant shall indicate proposed options Q) 

on plans submitted for Building Permits. While not all of the pedestrian features 
T - - - 

are required, the inclusion of as many as possible is strongly encouraged. .W 
s 

1. Elevated Finished Floor - An elevated finished floor a minimum of two ft. 
above the grade of the nearest street sidewalk or streetside multi-use path. 

E 
C 
0 m 
+i 

2. Front PorcheslPatios - A  front porch or front patio for each ground floor 
dwelling unit, with a minimum size of six ft. deep by 10 ft. wide (60 sq. ft.), 

3 
and with a minimum of 60 percent of the porch or patio covered to provide 
weather protection. 

3. SidewalWalkwav to Front Door - A  minimum three-ft.-wide walkway 
constructed of a permanent hard surface that is not gravel and that is 
located directly between the street sidewalk and the front door. This 
walkway shaH not be part of the driveway area. 

b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch with at least a six-in. 
overhang. Mixed use buildings may provide flat roofs with a decorative cap, suck 
as a parapet or cornice, that is a distinctive element from the main wall of the 
building. Additionally, each structure shall incorporate a minimum of four of the 
following eight building design features. The applicant shall indicate proposed 
options on plans submitted for building permits. While not all of the design 
features are required, the inclusion of as many as possible is strongly encouraged. 

1. - A  minimum of 2.25-in, trlm or recess around windows and doors that 
face the street. Although not required, wider trim is strongly encouraged. 
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2. Buildina and Roof Articulation - Exterior building elevations that 
incorporate design features such as off-sets, balconies, projections, 
window reveals, or similar elements to preclude large expanses of 
uninterrupted building surfaces. Along the vertical face of a structure, such 
features shall be designed to occur on each floor and at a minimum of 
every 45 ft. To satisfy this requirement, at least two of the following three 
choices shall be incorporated into the development: 

a) Off-sets or breaks in roof elevation of three ft. or more in height, 
cornices two ft. or more in height, or at least two-ft. eaves; 

b) Recesses, such as decks, patios, courtyards, entrances, etc., with a 
minimum depth of two ft, and minimum length of four ft.; andlor 

C) Extensionslprojections, such as floor area, porches, bay windows, 
decks, entrances, etc., that have a minimum depth of two ft. and 
minimum length of four it. 

3. Buildina Materials - Buildings shall have a minimum of two different types 
of building materials on facades facing streets, including but not limited to 
stucco and wood, brick and stone, etc. Alternatively, they shall have a 
minimum of two different patterns of the same building material, such as 
scalloped wood and lap siding, etc. on facades facing streets. These 
requirements are exclusive of foundations and roofs, and pertain only to 
the walls of a structure. 

4. Increased Eaves Width - Eaves with a minimum 18-in. overhang. 

5. Increased Windows - A minimum area of 20 percent windows andlor 
dwelling doors on facades facing streets, sidewalks, and multi-use paths. 
This provision includes garage facades. Gabled areas need not be 
included in the base wall calculation when determining this minimum 20 
percent calculation. 

6. Increased Roof Pitch - A  minimum 6:12 roof pitch with at least a six-in. 
overhang. 

Architectural Features - At least one architectural feature included on 
dwelling facades that face the street. Architectural features are defined as 
bay windows, oriels, covered porches greater than 60 sq. ft. in size, 
balconies above the first floor, dormers related to living space, or habitable 
rupo!as. If a dwelling is oriented such that its front facade, which includes 
the front door, is oriented to a sidewalk and no facades of the dwelling face 
a street, then the architectural feature may be counted if it is located on the 
front facade. 

8. Architectural Deiaiis - Arehitecturai details used csnsisienfiy on dwelling 
facades that face streets. Architectural details are defined as exposed rafter 
or beam ends, eave braskefs, windows with grids or true divided lights, or 
pergolas integrated into building facades. If a dwelling is oriented such that 
its front facade, which includes the front door, is oriented to a sidewalk and 
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no facades of the dwelling face a street, then the architectural feature may 
be counted if it is located on the front facade. 

4.10.60.05 - Service Areas and Roof-Mounted Equipment 

a. Service Areas -When provided, service areas such as trash receptacles shall be 
located to provide truck access and shall not be placed within any required 
setback area. When located outside a setback area, but within five-10 ft. of a 
property line, such service areas shall be screened on all sides with a solid fence 
or wall at least one ft. higher than the equipment within the service area and also 
screened with landscaping in accordance with landscape screening provisions of 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. When located 
outside a setback area, but greater than 10 ft. from a property line, such service 
area shall still be screened, but may be screened with landscaping only, provided it 
is in accordance with landscape screening provisions of Chapter 4.2 - 
Landscaping, Buffering, Screening, and Lighting. 

Service areas for residential building types other than single-family, duplex, and 
triplex units shall be located a minimum of 20 ft. from both on-site and off-site 
residential buildings. Transformers shall also be screened with landscaping. When 
service areas are provided within alleys, the alleys shall be constructed in 
accordance with the provisions in Chapter 4.0 - Improvements Required with 
Development. 

4.10.60.06 - Pedestrian Circulation 

a. Applicability 

These additional pedestrian circulation standards apply to all residential developments 
with eight or more units. 

b. Standards 

1. Continuous Internal Sidewalks - Continuous internal sidewalks shall be 
provided throughout the site. Discontinuous internal sidewalks shall be 
permitted only where stubbed to a future internal sidewalk on abutting 
properties, future phases on the property, or abutting recreation areas and 
pedestrian connections. 

2. Separation from Buildinas - Internal sidewalks shall be separated a 
minimum of five ft. from dwellings, measured from the sidewalk edge 
closest to any dwelling unit. This standard does not apply to the following: 

a) Sidewalks along public or private streets used to meet building 
orientation standard; or 

b) Mixed use buildings and multi-family densities exceeding 38 units 
per acre. 

c. Connectivity - The internal sidewalk system shall connect all abutting streets to 
primary building entrances. The internal sidewalk system shall connect all 

Staff - Identified Applicable Decision Criteria Attachment I- - 31 



buildings on the site and shall connect the dwelling units to parking areas, bicycle 
parking, storage areas, all recreational facility and common areas, and abutting 
public sidewalks and multi-use paths. 

d. Sidewalk and Multi-use Path Surface Treatment - PubIic internal sidewalks shall be 
concrete and shall be at least five ft, wide. Private internal sidewalks shall be 
concrete, or masonry; and shall be at least five ft. wide. Public multi-use paths, 
such as paths for bicycles, pedestrians, and emergency vehicles, shall be concrete 
and shall be at least 12 ft. wide. Private multi-use paths shall be of the same 
materials as private sidewalks, or asphalt, and shall be at least 12 ft. wide. All 
materials used for sidewalks and multi-use paths shall meet City Engineering 
standards. 

e. Crossings -Where internal sidewalks cross a vehicular circulation area or parking 
aisle, they shall be clearly marked with contrasting paving materials. Additional use 
of other measures to clearly mark a crossing, such as an elevation change, speed 
humps, or striping is encouraged. 

f. Safety Adjacent to Vehicular Areas -Where internal sidewalks parallel and abut a 
vehicular circulation area, sidewalks shall be raised a minimum of six in., or shall 
be separated from the vehicular circulation area by a minimum six-in. raised curb. 

03 In addition to this requirement, a landscaping strip at least five ft. wide, or wheel 
QI 
T stops with landscaping strips at least four ft. wide, shall be provided to enhance 
_. 1 - - the separation of vehicular from pedestrian facilities. 
+d 
s 
a, g. Lighting - Lighting shall be provided consistent with the lighting provisions in 
E Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting. 
.s 
0 
Q 
+d Section 4.10.70 - STANDARDS FOR COMMERCIAL, INDUSTRIAL, AND CIVIC DEVELOPMENT 
3 

4.10.70.01 - Applicability 

a. All new commercial, industrial, and civic building types and associated features, 
such as parking lots, within all zones that refer to Section 4.10.70 shall comply with 
Sections 4.10.70.02 through 4.10.70.05. 

4.10.70.02 - Building Orientation 

All buildings shall be oriented, as outlined in this Section, to existing or proposed public or 
private streets. See Chapter 4.0 - Improvements Required with Development for public and 
private street standards. Buildings on corner parcels shall be oriented to both streets 
bordering the property. Private streets used to meet this standard must include the 
elements in Chapter 4.0. 

The building orientation standard is met when all of the following criteria are met: 

a. Street Frontage Setback - At ieast 58 percent of the building's linear frontage is 
located within the maximum setback established for the zone for structures that 
have street frontage, as shown below In Figure 4.10-18 - Percent of Building 
Frontage Within Maximum Setback Area. An exception to this requirement pertains 
to provisions elsewhere in this Chapter for development in the Neighborhood 
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Center (NC) Zone. Expansion of a structure existing prior to December 31,2006, 
and in conformance with the Code on that date is deemed to meet this criterion, 
provided the area of expansion is between the street and the existing building 
frontage. 

b. Entrances - All building sides that face an adjacent public or private street include 
at least one customer entrance. When the site is adjacent to more than one street, 
corner entrances at an angle of up to 45 degrees, from the largest of the two 
adjacent streets, may be substituted for separate entrances on adjacent streets. If 

, the building does not have frontage along an adjacent street, direct pedestrian 
access to the street may be achieved by a sidewalk or courtyard connecting to a 
street no farther than I00 ft. from the building's pedestrian entrance. Examples of 
these requirements are shown below in Figure 4.10-19 - Site Development Element 
Locations. Buildings of less than 3,000 sq. ft. fronting on only one street may 
provide the customer entrance on the side of the building in lieu of the front, if a 
sidewalk or courtyard provides a direct pedestrian connection of less than 50 ft. 
between the entrance and the street. 

c. Parking and Vehicle Circulation - Off-street parking or vehicular circulation shall 
not be placed between buildings and streets used to comply with this standard, as 
shown above in Figure 4.10-19 - Site Development Element Locations. Where 
allowed by the underlying zone, outdoor vehicle display lots for sale of autos, 
noncommercial trucks, motorcycles, trailers with less than 10,000 Ibs. gross cargo Q) 

Q) weight, motor homes, and boats may be located adjacent to streets. The parking lot V- 

perimeter landscaping requirements of Section 4.2.40 of Chapter 4.2 - Landscaping, - - - 
Buffering, Screening, and Lighting shall be met. ~1 

c 

f. Grading (Cuts and Fills) - Structures and on-site improvements shall be designed E 
to fit the natural contours of the site and be consistent with the Natural Hazards o 
and Natural Resource Provisions of Chapter 4.2 - Landscaping, Buffering, .W 

Screening, and Lighting, Chapter 4.5 - Natural Hazard and Hillside Development 3 
Provisions, Chapter 4.11 - Minimum Assured Development Area (MADA), Chapter 
4.12 - Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions. 

4.10.70.03 - Pedestrian Circulation Standards 

a. Requirements for New Development and Options for Expansions of a Commercial, 
Industrial, or Civic Structure, Consistent with Section 4.10.70.01.c - 
1. Continuous Internal Sidewalks and Multi-use Paths - A  continuous internal 

sidewalk, including associated necessapgi sidewalk cmssings, no less than 
five ft, wide, shall be provided from public sidewalks or rights-of-way to all 
customer entrances, and between customer entrances of aH buildings, as 
shown in Figure 4.10-19 - Site Development Element Locations. Sidewalks 
shall be direct and convenient and form a network of walking routes. 
Internal multi-use paths shall be no less than 12 fi. wide. 

2. Sidewalks alonn BkaildInc! Walls -Sidewalks no less than five ft. wide shal! 
be provided along the full length of building walls featuring a customer 
entrance and along any wail parallei to and abutting parking areas larger 
than eight parking spaces, except in situations where the sidewalk would 
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not provide connectivity between an entrance and parking area. Where 
sidewalks are adjacent to buildings, except along Shopping Streets, a five- 
R.-wide foundation landscape strip andlor weather protection with planters 
shall be provided. These elements are noted in Figure 4.10-19 - Site 
Development Element Locations. 

3. Separation and Distinction from Drivina Surfaces -Where any internal 
sidewalk is parallel to and abuts a vehicular circulation or parking area, the 
sidewalk shall be raised and separated from the vehicular circulation or 
parking area by a raised curb at least six in, in height. In addition to this 
requirement, a landscaping strip at least five ft, wide, or wheel stops with 
landscaping strips at least four ft. wide, are strongly encouraged to 
enhance the separation of vehicular from pedestrian facilities. 

4. Sidewalk and Multi-use Path Surface Treatment - Public internal sidewalks 
shall be concrete and shall be at least five ft. wide. Private internal 
sidewalks shall be concrete or masonry pavers, and shall be at ieast five it. 
wide. Public multi-use paths, such as paths for bicycles, pedestrians, and 
emergency vehicles, shall be concrete, and shall be at least 12 ft. wide. 
Private multi-use paths shall be of the same materials as private sidewalks, 
or asphalt, and shall be at least 12 ft. wide. All materials used for public 
sidewalks and multi-use paths shall meet City Engineering standards. 

5. Crossinas -Where any internal sidewalk crosses an internal street, 
driveway, or parking aisle, the sidewalk shall be clearly marked with 
contrasting paving materials. Additional use of other measures to clearly 
mark a crossing, such as an elevation change, speed humps, or striping, is 
encouraged. 

6. Connection to Adiacent Properties or Streets - In addition to the sidewalk 
connections required by the block development standards in Chapter 4.0 - 
lmprovements Required with Development, sidewalk connections shall be 
provided between internal sidewalk networks and all adjacent planned 
streets, sidewalks, and multi-use paths. Multi-use paths shall be connected 
with adjacent multi-use paths, sidewalks, andlor bike lanes. Where 
appropriate, such connections shall also be provided to adjacent 
residential properties. 

7. Plantinn Strips - For lots abutting existing streetside sidewalks, sidewalks 
shall be reconstructed with a planting strip consistent with the 
requirements in Chapter 4.0 - lmprovements Required with Development. 

b. Additional Requirement for New Development and Additional List of Options for 
Expansions of a Commercial, Industrial, or Civic Structure, Consistent with Section 
4.10.70.01.d.l - New development shall comply with one of the following five 
options. Expansions in accordance with Section 4.10.70.01.c shall add this list of 
choices to those presented in Section 4.10.70.03.a to obtain a larger list of options 
to comply with the requirements of Section 4.10.70.01 .d.l . 
Options: 
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I. Driveway Consolidation - Removal of at least one driveway through 
outright removal or access consolidation, such that the net number of 
driveways for the site is at least one less than prior existing conditions for 
the site. 

2. Landsca~e Buffer - Construction or expansion of a landscape buffer 
between the back of a sidewalk and existing vehicle parking or circulation 
areas. The constructed or expanded landscape buffer shall, when 
completed, be a minimum of 20 ft. wide. 

3. Reduced Parking - Establishment of an agreement that shares parking 
between the subject site and an abutting site and results in a reduction of 
total parking spaces for the subject site to 90 percent or less of the required 
minimum. Such shared parking agreements may be used, provided the 
applicant demonstrates an adequate supply of parking for each use. 
Identification of surplus parking during peak periods, or surplus capacity 
provided due to off-peak use, are methods of demonstrating this adequacy. 

4. Covered Walkwavs - Installation of weather protection resulting in covered 
pedestrian walkways between and around all buildings and between the 
primary building and adjacent public pedestrian facilities. 

5. Notarized Letter - Where development is proposed on property adjacent to 
T- 

existing five-lane arterial streets or highways, recording a signed and o 
notarized letter with the Benton County Clerk from the owner of the - ?J 
development site agreeing not to oppose construction of a future median or - - 

-w 
pedestrian refuge. c 

Q) 
C 

4.10.70.04 - Vehicle Circulation and Design Standards 

a. Parking Lots - 
Parking lots shall be placed to the rear of buildings in accordance with 
Section 4.10.70.02. Administrative exceptions to this standard are allowed 
based on the following provisions. To the extent that required parking 
cannot be located to the rear of the building due to other requirements of 
this Code or unusual site constraints, both of which are defined in the 
following paragraph, the amount of parking and vehicle circulation that 
cannot be accommodated to the rear of the building may be provided only 
to the side of the building. 

2. Other requirements of this Code may Include, but are not necessarily 
limited to, significant Natural Resource and Natural Hazard provisions in 
Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chapter 4.5 - 
Natural Hazard and Hillside Development Provisions. Chapter 4.12 - 
Significant Vegetation Protection Provisions, and Chapter 4.13 - Riparian 
Corridor and Wetland Provisions; and Chapter 4.1 - Parking, Loading, and 
Access Requirements. Unusual site constraints may include parcels 
fronting more than two streets, irregular lot configuration, weak foundation 
soils, or other physical site factors that constrain development when 
considered with Building Code requirements. 

StafF - Identified Applicable Decision Criteria Attachment L - 35 



b. Corner Parcels - Parking areas shall not be located within 30 fa. of a roadway 
intersection, as measured from the center of the curb radius to the edge of the 
parking area's curb or wheel stop. 

c. Parking Lot Access - Commercial driveway approaches shall be used to access 
parking lots from public streets. Parking lot approaches shall be located no closer 
than 50 ft. from local street intersections, as measured from the intersection of two 
rights-of-way lines. Approaches on collector and arterial streets shall comply with 
parking lot approach standards provided in Chapter 4.1 - Parking, Loading, and 
Access Requirements. 

4.10.70.05 - Standards and Menus for Pedestrian Features and Design Variety 

a. Pedestrian Amenities Standards 

1. Weather Protection -Where new commercial and civic development is 
constructed immediately adjacent to (abutting) street sidewalks or 
pedestrian plazas, a minimum six-ft.-wide, weather-protected area, 
protected by such elements as awnings or canopies, shall be provided and 
maintained along at least 60 percent of any building wall immediately 
adjacent to the sidewalks andlor pedestrian plazas. An additional 
requirement shall include a minimum eight-ft. vertical clearance between 
the sidewalk and the lowest portion of the weather protection. This vertical 
clearance shall be nine ft. for balconies. These requirements are shown 
below in Figure 4.90-22 -Weather Protection. 

2. Pedestrian Amenitv Requirements - All new development and substantial 
improvements shall provide pedestrian amenities as defined by this 
Section. The number of pedestrian amenities provided shall comply with 
the following sliding scale: 

Size of Structure or Substantial Number of 
Improvement Amenities 

< 5,000 sq. ft. 1 

5,001 - 10,008 sq. ft. 2 

10,001 - 50,000 sq. ft. 3 

> 50,000 sq. ft. 4 

3. Acceotable Pedestrian Amenities - Acceptable pedestrian amenities include 
the items listed below, some of which are shown in Figure 4.10-23 - 
Pedestrian Amenities: 

a) Sidewalks with ornamental treatments, such as brick pavers, or 
sidewalks 50 percent wider than required by this Code; 

b) Sidewaik pranters with benches and public outdoor seating; 

c) Significant public art, such as sculpture, fountain, clock, mural, 
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etc.; 

d) Mini parks or plazas that provide a minimum usable area of 300 sq. 
ft.); and 

e) Street trees of a caliper 50 percent wider than required by this Code. 
This approach may include preservation of healthy mature trees 
adjacent to the street sidewalk. 

4. Accessibilitv of Pedestrian Amenities - Pedestrian amenities shall be visible 
and accessible to the general public from an improved street. Access to 
mini parks, plazas, and sidewalks shall be provided via a public right-of- 
way or a public access easement. 

b. Design Standards and Design Variety Menus 

1. Encroachments - Special architectural features, such as bay windows, 
decorative roofs, and entry features may, with City Council approval, 
project up to three ft. into public rights-of-way, provided that they are not 
less than nine ft. above the sidewalk. Trellises, canopies and fabric 
awnings may project 6.5 ft. into setbacks and public rights-of-way, provided 
that they are not less than eight ft. above the sidewalk. No such C3 
improvements shall encroach into alley rights-of-way. o 

9 - - 
2. LoadinqlService Facilities - Loading and service areas such as trash - 

rC, 

enclosures shall be located to minimize conflicts with public pedestrian c 
areas; screened in accordance with Chapter 4.2 - Landscaping, Buffering, 
Screening, and Lighting; designed to provide convenient access for trucks; 

B 
C 
0 

and designed to minimize noise and other impacts with adjoining uses. 
Service areas shall be located to the back or sides of buildings, or in alleys 
where available. Loading dock doors are encouraged to be placed in 

2 
recessed areas or between buildings to minimize impacts to the pedestrian 
and human-scale aspects of the development. 

3. Roof-mounted Equipment - Roof-mounted equipment, such as heating, 
ventilation, and air conditioning equipment, shall be screened. Screening 
features shall be at least equal in height to the equipment, compatible with 
roof lines, and constructed of materials used in the building's exterior 
construction. Screening features include such elements as a parapet, wall, 
or other sight-blocking feature, etc. The roof-mounted equipment shall be 
painted to match the roof. 

4. Siqn Standards 

a) Pole-mounted, freestanding signs are prohibited in Neighborhood 
Center (NC) Zones. 

b) Blade signs placed under awnings are allowed along Shopping 
Streets. 

C) Remaining sign provisions are in accordance with Chapter 4.7 - 
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Sign Regulations. 

5. Liahtinu Standards - Lighting shall be provided consistent with the lighting 
provisions in Chapter 4.2 - Landscaping, Buffering, Screening, and 
Lighting. 

6. Windows - The provisions in this Section shall apply to placement and type 
of windows. Figure 4.10-24 -Windows and Glass Doors on Street-facing 
Facades is provided for context. 

a) Ground Floor Windows and Doors - Except for the Neighborhood 
Center (NC) Zone, which is addressed in "c," below, a minimum of 
60 percent of the length and 25 percent of the first 12 ft. in height 
from the adjacent grade of any street-facing facade shall contain 
windows andlor glass doors. An exception may be granted if the 
expansionlenlargement is for space neither adjacent to a street nor 
open to customers or the public. Additional requirements for 
windows shall include the following: 

4 1 Ground floor windows shall be framed by bulkheads, piers, 
and sills such as are used in a recessed window, where 
applicable. Ground floor windows shall also have a Top 
Treatment such as a hood, awning, or a storefront cornice 
separating the ground floor from the second story. 
Alternatively, all ground floor windows shall provide a 
minimum three-in.-wide trim or recession. The Base 
Treatment standards under Section 4.10.70.05.b.7.d, below, 
and the Top Treatment standards under Section 
4.10.70.05.b.7.e, below, shall be used as a guide for 
providing bulkheads and cornices that meet this standard. 

2) Window Type - Ground floor windows used to comply with 
"a," above, shall meet all of the following standards: 

a. Opacity of greater than 60 percent prohibited for any 
required window; and 

b. Ground floor windows shall allow views from 
adjacent sidewalks into working areas or lobbies, 
pedestrian entrances, or display windows set into 
the wall. Display cases attached to the outside wall 
do not quaiiq. The bottom of windows shall be ma 
more than four ft, above the adjacent exterior grade. 

7. Desian Varietv Menu - Each structure shall incorporate a minimum of three 
of the following five building design features. The applicant shall indicate 
proposed options on plans submitted for building permits. While not all of 
the design features are required, the inclusion of as many as possible is 
strongly encouraged. 

a) Buildinn Walls - Building walls in excess of 30 ft. in length shall not 
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exceed a heightlwidth ratio of 1:3 without a change in height of at 
least four ft., as addressed below in Figures 4.10-25A through C - 
Building Walls. 

b) Maximum Wall Seaments - All building wall segments on all sides of 
buildings visible from public areas or adjacent uses shall be a 
maximum of 30 ft. in length. Building waIl segments shall be 
distinguished by architectural features including at least one of the 
following: columns, reveals, ribs or pilasters, piers, recesses, or 
extensions. The segment length may be increased to a maximum of 
60 ft. if the segment contains integral planters, public art, or 
permanent seating such as a seating wall, that conform to the 
accessibility standards in Section 4.1 0.70.05.a.4. 

c) Entrances - Primary building entrances shall be clearly defined by 
recess or projection, and shall be framed by a sheltering element 
such as an awning, overhang, arcade, or portico. 

d) Base Treatments - A recognizable Base Treatment consisting of at 
least one of the following: 

1) Thicker walls, such as a bulkhead, ledges, or sills as viewed 
from the exterior of the building; 

V )  
8 

2) Integrally textured materials such as stone, stucco, or other c';" - - 
masonry; - 

.bJ 
s 

3) Integrally colored and patterned materials such as smooth- a, 

finished stone or tile; 
E 
.s 
0 
m 

4) Lighter or darker colored materials, Mullions, or panels; 2 
5) Detailing such as scoring, ribbing, moldings, or 

ornamentation; or 

6) Planters integral to the building. 

e) Top Treatments - A recognizable Top Treatment consisting of at 
least one of the following: 

1 Cornice treatments, other than colored stripes or bands 
that are integral to the building design. Materiais such as 
stone, masonry, brick, wood, galvanized and painted metal, 
or other colored materials shall be used; 

2) Sloping roof (4:12 or greater) with overhangs. Overhangs 
may be boxed with moldings such as Modillions, Dentils, or 
other moldings, as applicable; or contain brackets; or 

3) Stepped parapets. 
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4.13.40 - PROCEDURES 

Application -When development is proposed on a property containing or abutting a 
Significant Riparian Corridor or Wetland area, an application shall be submitted that 
accurately indicates the locations of these Natural Resources and the location of any 
proposed development. The application shall contain a description of the extent to which 
any Floodplain, Watercourse, or Wetland is proposed to be altered or affected as a result 
of proposed development and shall include the information in "a," and "b," below. 

b. For properties containing Wetlands, as indicated on the Corvallis Local Wetland 
lnventory Map - The submittal materials listed below are required. Additionally, all 
applications will be reviewed to determine that all necessary permits have been 
obtained or will be obtained from those federal, state, or local governmental 
agencies that require prior approval. 

1. Site Plan - A  site plan that graphically depicts: 

a) All Wetland boundaries, as indicated on the Corvallis Local Wetland 
lnventory Map; 

b) A 25-ft. setbacwbuffer around the upland edge of locally and non- 
locally protected Wetlands, as mapped on the City's Local Wetland 
lnventory Map2. Proximate Wetlands shall not be included when 
determining this 25-ft. setbacwbuffer location; and 

C) A Wetland Delineation of the boundaries of the Wetland area, with 
an accompanying site map, that has been accepted and approved 
by the Department of State Lands (DSL) may be substituted for the 
information in "b," above; 

4.13.80.02 - Procedures for Non-locally Protected Wetlands 

Department of State Lands and US Armv Corps of Ennineers Notification Reauired - In 
addition to the restrictions and requirements of this Section, all proposed development 
activities within any Wetland are also subject to Oregon Department of State Lands (DSL) 
and US Army Corps of Engineers standards and approval. Where there is a difference, the 
more restrictive regulation shall apply. In accordance with ORS 227.350, as amended, the 
applicant shall be responsible for notifying DSL and the Corps of Engineers whenever any 
portion of any Wetland is proposed for development. 

2 
Local Wetland Inventories are considered to provide a level of accuracy of within 25 ft. for identification of the Wetland- 

upland interface. Consequently, the 25-ft setbacubuffer identified in Section 4.13.40.b.l.b is intended to ensure that 

significant Wetlands are protected consistent with the requirements of OAR 660, Division 23 prior to the receipt of a 

Department of State Lands (DSL) approved Wetland Delineation. For development review purposes, a property owner 

may propose development within this setbacubuffer, and approval may be granted, contingent upon receipt by the City 

of an approved Wetland Delineation indicating that the proposed development is outside of lands determined to be 

Wetlands by the Department of State Lands. In such cases, no development permits shall be issued prior to receipt of said 

Wetland Delineation. 
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No application for development will be accepted as complete until documentation of such 
notification is provided, and no site development permits, such as Grading and Excavation 
Permits, Public Improvements by Private Contract Permits (PIPC), and Building Permits, 
shall be issued until the City has received verification of DSL and Corps of Engineers 
approval for development on the subject site. Non-locally Protected Wetlands are shown 
on the City's Local Wetlands Inventory Map. 

Applicable Compr'ehensive Plan Policies: 

4.2.1 Significant natural features within the Urban Growth Boundary shall be identified and 
inventoried by the City through the development process. These shall include: 

A. Seasonal and perennial streams and other natural drainageways, wetlands, 
and flood plains; 

B. Lands abutting the Willamette and Marys Rivers; 

C. Land with significant native vegetation as defined in the Oregon Natural 
Heritage Plan (1998), which may include certain woodlands, grasslands, 
wetlands, riparian vegetation, and plant species; 

b 
0 

D. Ecologically and scientifically significant natural areas; 9 - - - 
E. Significant hillsides; 

F. Outstanding scenic views and site; and 

G. Lands that provide community identity and act as gateways and buffers. 

4.2.2 Natural features and areas determined to be significant shall be preserved, or have their 
losses mitigated, andlor reclaimed. The City may use conditions placed upon 
development of such lands, private nonprofit efforts, and City, State, and Federal 
government programs to achieve this objective. 

4.10.6 In order to reduce peak runoff from impervious areas and maintain pre-development flow 
regimes, the City shall work to adopt standards such as the following: 

o Minimize the proportion of each development site allocated to surface 
parking and circulation. 

o Minimize the average dimensions of parking stalls. 

o Use pervious materials and alternative designs where applicable, such as 
infiltration systems. 

rn Modify setback requirements to reduce the length of driveways. 

e Promote the use of shared driveways to reduce impervious surface in 

Staff - Identified Applicable Decision Criteria Attachment L. - 41 



residential development. 

e Promote disconnection of roof down spouts to reduce runoff going into a 
piped collection system or the street and encourage storage for reuse. 

e Retain a larger percentage of vegetated area within all types of 
development to increase rainfall interception. 

e Pursue the use of retention and infiltration facilities where the soils are 
suitable to control runoff volume, peak flow and promote dry season base 
flows in streams. 

e Develop sub-surface storage as well as surface detention facilities. 

. Evaluate additional restrictions on cuts in hillsides, especially in areas with 
near-surface groundwater. 

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Corvallis' 
impervious surfaces. 

4.11 .I Consistent with State and Federal policy, the City adopts the goal of no net loss of 
significant wetlands in terms of both acreage and function. The City shall comply with at 

DO least the minimum protection requirements of applicable State and Federal wetland laws 
e> 
9 as interpreted by the State and Federal agencies charged with enforcing these laws. 

4.11.4 Wetlands within the Urban Growth Boundary shall be identified and inventoried by the City 
or through the development process. 

4.1 1.5 Local wetland inventories, initiated by the City, completed consistently with State 
guidelines, and approved by the State shall also represent City-approved inventories that 
meet Statewide Planning Goal 5 inventory requirements. 

4.1 1 .I4 To resolve wetland issues as early as possible in the development application 
process on land with hydric soils, land with wetland vegetation, andlor land 
identified on a State or national wetland inventory, the City shall require a 
developer to submit, at the time of application, a wetland determination or 
delineation from a qualified consultant. This professional analysis shaii be 
submitted concurrently to the City and to the Division of State Lands. The City 
shall request comment from the Division of State Lands on land development 
applications requiring a public hearing. 

3.2.: The desired land use pattern within the Cowailis Urban GmWh Bsinnda~y will emphasize: 

A. Preservation of significant open space and natural features; 

B. Efficient use of land; 

C. Efficient use of energy and other resources; 

D. Compact urban form; 
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E. Efficient provision of transportation and other public services; and 

F. Neighborhoods with a mix of uses, diversity of housing types, pedestrian 
scale, a defined center, and shared public areas. 

3.2.3 The City shall address compatibility conflicts through design and other transitional 
elements, as well as landscaping, building separation, and buffering. 

9.2.1 City land use decisions shall protect and maintain neighborhood characteristics (as 
defined in 9.2.5) in existing residential areas. 

9.2.2 In new development, City land use actions shall promote neighborhood characteristics (as 
defined in 9.2.5) that are appropriate to the site and area. 

9.2.4 Neighborhoods shall be pedestrian-oriented. Neighborhood development patterns shall 
give priority consideration to pedestrian-based uses, scales and experiences in 
determining the orientation, layout, and interaction of private and public areas. 

9.2.5 Development shall reflect neighborhood characteristics appropriate to the site and area. 
New and existing residential, commercial, and employment areas may not have all of these 
neighborhood characteristics, but these characteristics shall be used to plan the 
development, redevelopment, or infill that may occur in these areas. These neighborhood 
characteristics are as follows: 

A. Comprehensive neighborhoods have a neighborhood center to provide 
services within walking distance of homes. Locations of comprehensive 
neighborhood centers are determined by proximity to major streets, transit 
corridors, and higher density housing. Comprehensive neighborhoods use 
topography, open space, or major streets to form their edges. 

B. Comprehensive neighborhoods support effective transit and neighborhood 
services and have a wide range of densities. Higher densities generally are 
located close to the focus of essential services and transit. 

C. Comprehensive neighborhoods have a variety of types and sizes of public 
parks and open spaces to give structure and form to the neighborhood and 
compensate for smaller lot sizes and increased densities. 

D. Neighborhood development provides for compatible building transitions in 
terms of scale, mass, and orientation. 

E. Neighborhoods have a mix of densities, lot sizes, and housing types. 

F. Neighborhoods have an interconnecting street network with small blocks 
to help disperse traffic and provide convenient and direct routes for 
pedestrians and cyclists. In neighborhoods where full street connections 
cannot be made, access and connectivity are provided with pedestrian and 
bicycle ways. These pedestrian and bicycle ways have the same 
considerations as public streets, including building orientation, security- 
enhancing design, enclosure, and street trees. 
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G. Neighborhoods have a layout that makes it easy for people to understand 
where they are and how to get to where they want to go. Public, civic, and 
cultural buildings are prominently sited. The street pattern is roughly 
rectilinear. The use and enhancement of views and natural features 
reinforces the neighborhood connection to the immediate and larger 
landscape. 

H. Neighborhoods have buildings (residential, commercial, and institutional) 
that are close to the street, with their main entrances oriented to the public 
areas. 

1. Neighborhoods have public areas that are designed to encourage the 
attention and presence of people at all hours of the day and night. Security 
is enhanced with a mix of uses and building openings and windows that 
overlook public areas. 

J. Neighborhoods have automobile parking and storage that does not 
adversely affect the pedestrian environment. Domestic garages are behind 
houses or otherwise minimized (e.g., by setting them back from the front 
facade of the residential structure.) Parking lots and structures are located 
at the rear or side of buildings. On-street parking may be an appropriate 
location for a portion of commercial, institutional, and domestic capacity. 
Curb cuts for driveways are limited, and alleys are encouraged. 

K. Neighborhoods incorporate a narrow street standard for internal streets 
which slows and diffuses traffic. 

L. Neighborhood building and street proportions relate to one another in a 
way that provides a sense of enclosure. 

M. Neighborhoods have street trees in planting strips in the public right-of- 
way. 

9.3.2 Where a variety of dwelling types are permitted by the development district, innovative site 
development techniques and a mix of dwelling types should be encouraged to meet the 
range of demand for housing. 

9.4.7 The City shall encourage development of specialized housing for the area's elderly, 
disabled, students, and other groups with special housing needs. 

9.5.1 The City shall plan for affordable housing options for various income groups, and assure 
that such options are dispersed throughout the City. 

9.5.2 The City shall address housing needs in the Urban Growth Boundary by encouraging the 
development of affordable dwelling units which produce diverse residential environments 
and increase housing choice. 

5.3.1 To increase the aesthetic qualities of the community and enjoy the engineering and 
ecological benefits of trees, the City shall require developers to plant appropriate numbers 
and varieties of trees with all new development. Such standards shall be maintained in the 
Land Development Code. 
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5.3.3 The City shall encourage the use of large-canopy trees. 

11.3.9 Adequate capacity should be provided and maintained on arterial and collector streets to 
accommodate intersection level-of-service (LOS) standards and to avoid traffic diversion 
to local streets. The level-of-service standards shall be: LOS "D" or better during morning 
and evening peak hours of operation for all streets intersecting with arterial or collector 
streets, and LOS "C" for all other times of day. Where level-of-service standards are not 
being met, the City shall develop a plan for meeting the LOS standards that evaluates 
transportation demand management and system management opportunities for delaying 
or reducing the need for street widening. The plan should attempt to avoid the 
degradation of travel modes other than the single-occupant vehicle. 

7.5.5 The City shall attempt to limit unnecessary increases in the percentage of Corvallis' 
impervious surfaces. 

11.4.1 The City shall manage on-street parking to permit the safe and efficient operation of the 
transportation system. 

1 I .4.3 All traffic generators shall provide adequate parking. 

1 4.4.7 The City shall investigate opportunities for reducing minimum off-street parking 
requirements in areas with adequate on-street or area parking facilities. Factors such as 
good transit and pedestrian access should be considered. 

1 . 2 .  The transportation system shall be planned and developed in a manner which contributes 'C" 
P" 

to community livability, recognizes and respects the characteristics of natural features, 7 - 
and minimizes the negative effects on abutting land uses. - - 

C, 

s 
11.2.2 The transportation system shall be managed to reduce existing traffic congestion and 

facilitate the safe, efficient movement of people and commodities within the community. 
t 
JZ 
0 
bC1 

11.3.9 Adequate capacity should be provided and maintained on arterial and collector streets to C, 

accommodate intersection level-of-service (LOS) standards and to avoid traffic diversion 3 
to local streets. The level-of-service standards shall be: LOS "D" or better during morning 
and evening peak hours of operation for all streets intersecting with arterial or collector 
streets, and LOS "C" for all other times of day. Where level-of-service standards are not 
being met, the City shall develop a plan for meeting the LOS standards that evaluates 
transportation demand management and system management opportunities for delaying 
or reducing the need for street widening. The plan should attempt to avoid the 
degradation of travel modes other than the single-occupant vehicle. 

11.5.2 Bikeways shall provide safe, efficient corridors which encourage bicycle use. Bicycle use 
of major streets shall be considered as improvements are made to major transportation 
corridors. 

11.7.1 An improved public transportation system within the Urban Growth Boundary should be 
established to improve the livability of the community, to reduce pollution and traffic, and 
to reduce energy consumption. 

10.2.6 The type, location, and phasing of public facilities and utilities shall be based on actual 
needs, desired levels of service, cost-effectiveness, andlor properly owner willingness to 
pay for infrastructure. 
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10.2.12 Developers will be responsible for the construction of all facilities internal to and fronting 
their properties and for needed extensions of facilities to and through their site. 
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X Planned Development (Conceptual) 
Planned Development (Detailed) 

X Tentative Plat Subdivision Planned Develop (Nullification) 
Plan Compatibility Review 
Hillside Density Transfer 
Lot Development Option 

APPLICATION 

Community Development Planning Division 
501 SW Madison, P. 0. Box 1083 

Corvallis, OR 97339-1083 
Phone:(54l) 766-6908, Fax (541) 766-6936 

email: planning@ci.cofvalli~.or.us 

Please give us a brief summary of the action requested: 
Requestina approval o f  a Maior Modification to a Conceptual and Detailed Development Plan, and a 

Maior Tentative Subdivision Replat to allow the construction o f  seven detached single family homes, six 

duplexes. three triplexes, three-fi&-~lexes, and a cornmunitv center buildina on approximateh, 3.58 acres 

Applicant's Name: Willamette Neighborhood Housina Services Phone 541 - 752- 7220 

541 - 752-503 7 

Date ~ Z Z -  mf? 
Phone 541- 766-6900 

Address P. 0. Box 1083 541 - 754-1 792 

Phone 541 -753-1 987 
31 1 SW J<fFerson, Cowallis, OR 97333 
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Architect Sara Berasund - Berasund Delanev Architecture Phone 541 -683-8661 
1369 Olive Street. Euaene, OR 97401 FAX 

Civil Engineer David Morris - Endex En~ineerina Phone 541-928-1 181 
2532 Santiam Hwv SE, #324, Albanv 97322 FAX 

Location address (or general vicinity, side of street, distance to intersection) 
Ap~roximatelv 3.58 acres o f  PDfRS-12) land that is south and east o f  NE Conser Street and 
north o f  NE Seavev Avenue. 

*Assessor's Map Number(s) Related Tax Lot(s) 
1. 11 -5-24DC 60500 throuph 3700 , 
2. , 

*The Assessor's Map Number (Township, SectiodRange) and the Tax Lot Number (parcel) can be 
found on your tax statement or at the Benton County Assessor's Office) 

Lot Area 3.58 acres 
Development District (i.e. zone) PD(M-12) Med-High Residential with a PD Overlq 
Comprehensive Plan Designation Residential - Medium-High Densitv 

Attachments: 5 Existing Site Map Ixr Site Plan Ixr Narrative rxl Vicinity Map 

5 Floor Plans rxl Elevations 

ti3! Solar Easements and /or shadow studies 

5 Other 
(If drawings are larger than 8 ?h x 14", submit 7 copies.) 

Attachment M-2 I 

Page 2 of 5 



NOTE: The attachments submitted should include sufficient 
information about adjacent lands to indicate the site's relationship 
with these lands (i.e. maps should indicate nearby structures, 
densities, road, bike, and pedestrian systems, etc.) 

1. On your plans, include the following: Site boundaries, points of access, topography (show 
contours), flood plains, water courses, significant vegetation, existing roads, utilities, 
pedestrian or bikeways, and any existing easements. Please note there are additional 
specific graphic and narrative requirements for each type of application. 

2. Are there existing structures on site: Yes t~ No If Yes, illustrate them on your plans 
and describe their current use, the type of structure, and the square footage. 
The ~ r o p e r p  is currentlv vacant with the exception o f  street and u t i l i ~  improvements. 

3. For your project, please indicate the uses proposed and describe the intended activities: 
The applicant intends to construct new sinalefamilv and multiTfamilv dwellings on the 

4. Will the project be completed in phases: EJ Yes No If Yes, please explain. 
The project is proposed to be completed in two phases. The first phase will include the 

be made available-for purchase, while those constructed in Phase 2 will be retained in 
ownership bv Willamette Neighborhood Housina Services. 

- New Structural 
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Mostly non-impervious 

Green areas or yards, 

Description of other types (e.g. recreational facilities): Two common areen areas, a tot 
lot, and a community center buildng. 

For Residential Develoument: 

Detached Single Family I4  units per acre 

13 units per acre 

7. How will open space, common areas and recreational facilities be maintained? 
Landscaped areas will be maintained bv either the -future property owners (detached 
sinale-famiZv homes) or by Villamette Neighborhood Housing Services. 

8. For proposed residential developments, are there any existing structures or trees on 
adjacent land which will reduce solar access to your site between 9 a.m. and 3 p.m. on 
November 2 1 ? Yes 8 No If Yes, please illustrate these locations and their 
shadow impacts on your site map. 
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Mailed information regarding the proposed development to adjacent property 
ownerslresidents. 
Held one or more neighborhood meeting(s) or open houses. 
Held a project design workshop. 

B Met individually andlor conferred over the phone with citizens. 
@ Made site plans available for review. 

Canvassed the neighborhood. 
Posted the project site with information about the proposal, and where to go for more 
information. 

i? Other (please describe): 

Were changes made to the proposal as a result of citizen input? If so, what were they? 
The avplicant held several neighborhood meetings which resulted in several changes that are 

City staff, Planning Commissioners and City Councilors are encouraged to visit the sites of 
proposed developments as part of their review of specific land use applications. Decision maker 
site visits are disclosed through the public hearing process. Please indicate below whether you 
authorize City staff and decision makers to enter onto the property(ies) associated with this 
application as part of their site visits. 

@i I authorize City staff and decision makers to enter onto the property(ies) associated with 

I do not authorize City decision makers to enter onto the property(ies) associated with this 
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An App ication for a 
Major Modzfication to a Conceptua 

ed Development Plan and a 
Major Subdivision Replat 

Submitted to: 

Attachment M-6 

The City of Corvallis 
501 SW Madison Avenue 

Corvallis, OR 97333 

Submitted by: 

WiUarnette Neighborhood Housing Services 
257 SW Madison Avenue 
Corvallis, Oregon 97333 

February 25,2008 



Planned Development Narrative 

INTRODUCTION 

i i z  2004, the City of Cowallis proposed that Willameae Neighborhatd Housing Services 
(wh7Hs) take the lead role in development of aporfion of vacant land along Comer 
Street in northeast CorvallisS The site is only a small portion of a 3 k r e  area known as 
Seavey Meadows. A small portion of the site was partially developed in the 1980s, but a 
foreclosure led to the City taking over ownership of the property. The City filed for a 
wetland dkvelopmentpermit with the Army Corps of Engineers after a lengthy community 
planningprocess in 1998. 272e City viewed the site as their only remainingproperty 
appropriate for low to moderate income housing currently within the City Limits. With 
the applicant having a recognized development backqoud in @urdable housing the 
City chose WH as fk developer for the site. 

REQUEST 

2 ' 7 ~  proposal imludes two land use reqwsts, a Major Concep t~~~l  and Detailed ir - - - 
Development Plan ModiJication and a Major Subdivision Replat, the combination of .w 

s 
which would reconfigure the developme~fplapl previously apprmed for Seavey Meadows. 
The focus of the plan approved for Seavey Meadows in 1982 was to pro& a t 

t 

homogenous development of multiple four-unit attached townhome clusters with shared 0 
m 
.w 

private driveways. In comparison, the proposed Major MoihJicahbn would introduce a 3 
mixture of single fanoil' detaclzed homes, duplexes, triplexes, and fow- andfie-unit 
multi-family dwellings to the site. Access to the dwellings wauld rely on the existing 
public streets, Conser Street, Jasper Street, and Sorrel Place, k t  alsa involve the 
constrwtion of two navpivate alleys, flttachmerzts F and f;f. Impruv~mpits will be 
made to portions of Conser Street, Jasper Street, and Sorrel Place to bring these facilities 
i&o compliance with current Cowallis Land Developmellot Code street standards. 

The development will be split into two phases. TheJirstphase will be corzstruetion of 
seven single family homes for sale to lnv incame families at 80 percent of median f i i l y  
imome {Wo czr less. 2% secopldphe will i w l d  c4pplts-h'tion cf36 ~pp2cIfi-fmily 
units for low income families making 60 percent of AfF'Ior less. f i e  to &ding 
vuriables, the applicant reserves the right to develop Phase dJirst, mad will commit to 
providing the requiredpublic facilities necessary to serve this phase of the project. 

With the exception of two senior quad buildings, the multi-family units will be designed 
as k;rawhmes. A 1,7QO square foot commmity building with play mas will be 
cunstrtkcted adjacent to 6,800 square feet of lai&eaped commotzstZS 2%e project will 
i n c l h  a mix of incomes with 40percent of the mits at or below & p e r m  of MFL 
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Project amenities will i n c l d  the community building and roughly 14,000 square feet in 
formally landscaped play areas and commons. Parking is provided through the use of 
both outdoor unassigned common spaces and private attached garages and driveways. 

libe site is surrounded by 27 acres of locally protected we t lad ,  which provide a long 
term natural landscape amenity. Additionally, a variety of community amenities are 
immediately available to the site including: two of the City's largest employers (Hewlett 
Packard and Good Samaritan Hospital); a community shopping center within three- 
quarters of a mile of the site (with Safeway as the anchor); public frmporffafion adjacent 
to the site; a middle schot within a k t f a  mite; and a Ciry park within a halfa mile, 

Xhe 3.54 acre site is located south and east of Conser Street and contains Jasper Street 
and Sorrel Place, (A ttachment A). Seavey Avenue is located immediately to the south. A 
four-unit attached townhome thaf currently occupies aportion of the site was constructed 
consistent with the 1982 approval for Seavey Meadows. Impruvements to Conser Street, 
Jasper Street, andSorrel Place were also made at this time. No other development has 
takn place at the site since these improvements were nMBe. Remnants ofpreliminary 
building pad excavation are sfill visible on recent City of Cowallis aerial photographs. 
Due to the soils and relatively high water table in this area of Cowallis, these portions of 
the site have since &radual& transformed into informal "cortstrwted" wetlands, 
(Attachment P). @her natwal features fouPzd on the site include m t w e  aPld sapling 
cotto~zwood trees, and non-locally protected jwisdictional wetIan&. The site is 
essentially Pat and lacks prominent topography. 

Immediately northeast of the site along Conser Street is the Confer Village Subdivision- 
All other property within the immediate vicinity is currently undeveloped A spzrr of the 
Southern Pac$c Railroad rum past the site un tke west side of Cower Sfireet. Additiunal 
residential development is located on the opposite side of the railroad, (Attachment B). 

Il;lze site is designated as Residential - Medium-high Density on the Corvallis 
Comprehensive Plan Map, as are other properties abuth'ng the site to south, eat,  and 
west that were also part of the original Seavey Meadows Planned Dwelopment, 
(Attachment C). Conifer Village SuBdntision is &sigmted as Resi&ntial - Low 
Demity, while ~Prdevelopedproperfy across Comer Street to the west is shown as 
Residential - Medium Density on the Comprehetrsive Plan Mp. 

Consistent with its Comprehensive Plan desigpuatian, the site is zoned Medium-High 
Residential on the Corvallis Land Development Code Zoning Map, a d  is also subject to 
a Planned Development Overlay (PDppeTPPeTiZ)), (Attachment ir). Udmlopedproperties 
south of the site that are also associated with the original Seavey Meadows Planned 
Development share this designafion, 172e Conifer Ellage SubdTvision L zoned PDfRSLd), 
while the undevelopdproper&s to the wesg, across Comer Streef, are zoned PD(RS-9). 
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1982 - On May 18,1982, the subject site was annexed into the City Limits along with 
roughly 37 udditional acres that were zoned either RS-9 or RS-12 with a Planned 
Development Overlay. Subsequent to being annexed, the original developer proposed a 
Conceptual and Detailed Development Plan and Tentative Subdivision Plat that would 
have resulted in the construction of 296 dwelling units (PD-82-5). The Corvallis 
Planning Commission approved this request, with conditions, on October 6, 1982. 

1991 - On March 6, 1991, the Corvallis Planning Commission approved a Detailed 
Development Plan and a Tentative Subdivision Plat for Conifer Village, Phases 4, 5, and 
6 (DC-91-J, PD-91-1, and S-91-1). This approval efected approxiimately 1 0 acres ofthe 
Semey Meadows Detailed Developmenf P h  by rezoning the propemJFom PD(RS-12) 
to PL)(RS-6) and approving a tentative subdivision plat intended for development with 
detached single fami& homes. Apom.on of Conifer Village, Phase 5, was developed in 
this location and currently contrains 38 single family h~wes .  In comparison, the Seavey 
Meadows Detailed Development Plan would have resulted in the construction of 
approximutely 76 attached dwellings in this same area. 

L 

NEIGHBORNOOD 0 CH t 
C 

The applicant has held three neighborhood meefingsprior to sttbmiffaE of this 0 
m 

application. TheJirst two meetings where held in November of 2006. At that time the 
project w m  approximte& fnte acres in size and contained 60 dwelling units. Following 

3 
refinements and a reduction to the project acreage, due to the discovery of additional 
wetland, the project area is now only 3.54 acres and contains 43 dwelling units. The 
new plan waspresented af a neighborhood meeting in Jammy of 2008. 

A TTA 

Vicinity Map 
Surrounding Uses 
Comprehensive Plan Desipfions 
Zbning Designafons 
Signijicant Natural Features 
Phase 1 Detailed Development Plan 
Phase 2 Detailed Development Plan 
Phase 2 Detailed Development Plan Alternatives 
Tentative Subdivision Plat 
Landscape Plan 
Landscape Plan - Alternative 
Existing Trees 
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J - Natural Feattires Mitigation Plan 
K - Grading and Paving Plan 
L - Site Utility Plan 
M - Lighting Plan 
N - Solar Study 
0 - Typical Building Plans and Elevations 
P - Traflc Impact St@& Addendum 

CHTERLQ. DI;SGUSSZON, 0 CONCLUSZONS 

Auulicable Comurehensive Plan Policies: 

I .2.9 The applicable criteria in a t  land use decisions shall be derived from the 
Compnthensive Wan and other iwtilatov imk that irnplernent the Plan. 

The following narrative responds to criteriafiom the Corvallis Compreherzfive Plan and 
the Lami Developinent C& @DC) that are applicable to the subject land we requests. An 
analysis of the proposal S consistency with these criteria is provided, and, in the event that 
variationsfiom development standards are requested the narrative notes alternate means 
for achieving the same beneJit. 

As noted above, the proposal consists of two separate land use requests- To facilitate a 
review of the proposal, tthe narrative is divided into the two followingparts: 

* Part I - Major Conceptual and Detailed Development Plan Modijication 
Part I1 - Major Subdivision Replat 
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DETERMRVA TION OF A UA JOR PLANMED DEWLOPMENT MODIFICATION 

Applicable Land Develowment Code Sections: 

2.5.ti0.02 - Th s that Separate a Minor Planned Dtrveb h t i o n  from a 
Major PIilnned Dewelopment Modiftwtion 

a. Thefactors id 
on from a Ma j~ r  Pianned Dewel 

2. Changein ling unit density of five percent, except as noted in "3," below; 

B in dwdling unit dewity by mom than tht"hrtbce unW lbr dsvel9pmeM sites 
one acre or smalkw in size ecreaw in dwelling unit dens mom than five M 

nt sibs 
N 

units or by mom than five , wh&bvc?r is less, far d 9 
larger than one am; - - - 

+d 

C 
The original Detailed Development Plan approved for S e w  Meadows allowed the 
comtrtu:tion of 296 dwelling urits. Subseqwnt to tht approval, the co1zsfrucfion of i!! 

s 
Conifer Village, PPhase 5, reduced thaf original total by at least 38 dwelling mi& ljcte 0 

(B 

subject request seeks to limit development of remaining undc?velopedpoti0~2~ of the original 3 
Semey Meadows site to only the 3.54 acres shown on Atfachrnenis 'F' and 'G ' A total of 
43 dwelling units would be constructed on this acreage, which constitutes an 83 percent 
reduction in the number of dwelling units that could have been constructed based on the 
combined eflects of the Seuvey Meadows and Coni$er Village, Phase 5, approvals. 

4. Changein the of the different: types of dwelling units; 

All of the 296 units proposed through the original Seavey MeczdOws Detailed develop me^ 
Plan were conJigued as attached dwellings, with four units attached together in a 
"pilzlyhee 1 " mrmgemeM, QS &~om&ated by the four homes that currently occwy the site. 
The s&jectproposaE would in&oduce a mixfupe of helling types, i d d i n g  single family 
detached duplex, triplex, and mdtiplex divellings, none ofwhich fif fke L K  definition of 
an attached unit. 

6. Change intb a m s  where offsite 
m= W B W ~  *md& 
environmnt; 
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Due to the fact that only 3.54 acres of the approximately 30 acres approved through the 
original Seavey Meadows DefaiZed Development Plan would be deveIoped fhrough the 
subject proposal, several changes to the types and locations of accessways will result. 
Arguably, these changes may @ect 03-site traflc. However, given that fewer dwelling 
wits would be constructed it is reasonable to conclzrde that the eflects would be positive 
due to comparatively fewer vehicle trips being generated. 

12. Dec in p*& amnities for ped 
screening, andlor knds~ping p w i s  

Similar to the reconJiguat&n of accessways, the subject proposal will result in fewer 
lineal feet of new E d  streets being constructed when compared to the original Seavey 
Meadows Detailed Development Plan. These streets would h e  included sidewalks and 
allowed bicyclists to travel throughout the development. Further, the original development 
plan included the comtpuction of a 2-acre sportsparK; which is no longer beingpropsed- 
Imtead, the balance of the currently undeveloped site would remain undistwbed most of 
which currently contains protected Locally Signijicant Wetlands. 

13. Modificatiofi of archi ral building slevatiow where any of the foflbng 
occurs: 

!by m w  than 20 
); or Mndows are 

bhnk wall on tdie pelrimleter of the site; 

b) Building materiak for the main walfs of the facades are changed; 

is reduced by more than 20 percent. A M  
ms as the number of windows wit4 trim, the 

e number af columns, tfie numbsr of shutters, the 
, ths numbr of windm boxes, the linear fQotage 
ndlar the l imr  fiDotage andfor height of 

parapets, weals, andfor cornices, etc.; 

dl Rsof pitch is reduced by 20 percent or more; 

e) Building or are reduced by mre, than 20 pewnt; or 

f) Garages or carports are eliminated; and 

As a result of tke introduction cf a variety of d~yerent dwellings types, most of the 
architectural details and materials listed in the criterion cited above will be changed 
through the subject proposal, @#achment 0). For example, dwellings proposed through 
the original Seavey Meadows Detailed Developmetzf Plan were single story, "rambler" 
style dwellings with lap and board and batten siding, topped by gently sloping roof. Most 
of the p r ~ p s e d  dwellings will be two stories and use a variedp.' of exterior building 
materials, including lap siding, board and batten siding, and c e h r  shingles. mi le  the 
roof pitch proposed for each dwelling type would not be reduced@om what was originally 
approverl, the roof line conJigrrralralrons would be different. 
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14. Change to any aspects of the Plan involving Natural Resources andlor Natud 
Hazards governed by Chapter 4.5 - Natural Hazards and Hiifsides, C h a m  4.11 - 
Minimum Assured Development Area, Chapter 4.12 - SignifiCant Vegetation, and 
Chapter 4.13 - Riparian Corridors and WeUands. 

The LDC did not contain the natural resource and natural hazards provisions lisred above 
when the original Detailed Development Plan was originally approved for Seavey 
Meadows. Regardless, the proposed site plan would pro fed the subseq~~enfly identijied 
Locally Signifcant W e t l a d  idenfifzed on the site. 

b. n that q u a k  or e in Section 2.5.60.02.a 

Given the anulysis presented above, the subject proposal qualijks as a Mizjor Conceptual 
and Detailed Development Plan ~odz~catratron. 

RE VIEW CRITERIA 

i';i 
Amlicable Land Develo~ment Code Sections: - - - 

.c, 
6 

2.5.60.03 - Procedures for a Major Planned Development Modification E 
If a modifiwtion is 

.s 
0 m 
2 

a. An apwicant may far rev- of previowty appmvtrd phns for pu 
mdi jr ing a Ptanncad Devfslapm8nt, for the change. 

d. In *viewing the pn, lodiffcatjon, the Planning Commission shall follow the 
herein quid for DetaiW Dtwet Ram submitQI and rwriw. The 

R ashail co~ider Ute review criteria 04 to d h m i n e  
uttrurize a Major Ptanned Deveto n. 

approved provided it is consistent with th 

aw of the factors 
th1t cmHptrp& a mjor cka~ge in the Piastned 
2.5.50.02 - Threrish~id~ 
Planned Development Mod 
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This application narrative describes in detail the reasons for the proposed Major 
ModiJication and responds to the review criteria listed in Sections 2.5.50.04 and 2.5.40.04. 

2.5.40-04 - Review Criteria 

for the approval of a Conceptual Development Plan shall be reviewed to ensure 
cy with the purposes of this Chapter, palicies and densiQ requinements of the 

Comprehensive Plan, and any other applicable policies and sQindards adapted by the C i  
Council. The applwtion shall d compatibi2ity in the in "8," bW, as 
appficable, and shaH meet the Natural Resource and Natural Hazard criteria in "b," befow: 

a. Compatibility FaCtOrs - 
1 Compensating bend* for the variatiolls being req 9 

2. Basic site design (the organ n of Uses on a site and the Uses' mlatbmhips 
to neighboriing pmw*es); 

3. Visual el (scab, structural( design and , mwtiatls, etc.); 

4. Noise attenuation; 

5. Odors and emissions; 

6. Lighting; 

8. Landscaping for buffering and scmening; 

10. Traffic and off-site parking impacts; 

11. Utility infrastnrcture; 

3 2. Effects on air and water quality (mas: a DECS ~ w n t  8s imot s f l c k n t  to 
criterion); 

13. Dtrsign equal Itn or in e of the types of impmvments required by the 
9tandgnls in Chapter 4.10 - Pedesgian Oris Design Standards'; and 

14. Preservation andior protection of Significant Natural Features, consistent with 
Chapter 4.2 - hndseaping, Buffering, Screening, and Lighting, Chapter 4.6 - 
Natural Hazard and Miliside Dwelapment. PmvisSons, Chamr 4,t Z - Minimum 
Assured Development Area (MADA), Chapter 4.4 

s, aed aawa 4.33 - RSmris 
shait also be designed abng at1 
e topography of the site to a m r e  compliance 

1 Redevelopment and reconsbudion of buildings in existence and permitted in zoning prior to 
Oecember 31,2006, are allowed pursuant to the require- of Se&m 4.10.70.01 - Appficabifity, 
of Chapter 4.10 - Pedestrian Oriented Design Standards. 
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Code standards. 

Section 2.5.20 - PURPOSES 

Planned Development review procedures are established in this Chapter for the following 
purposes: 

a. Promote flexibility in design and pemil divefsification in loc&on of stmctures; 

b. Promote efficient use of land and energy, and facilitate a more economical 
arrangement of buildings, circulation systems, land uses, and utilities; 

c. Preserve, to the greatest extent possible, existing Significant Natural Features and 
landscape features and amenilies, and use such features in a harmonious fashion; 

d. Provide for more usable and suitabfy located pedestrian andfor wreationili ecilities 
and other public an&or mmmon faciMis *an would othe be prwided under 
conventional land development procedures; 

e. Combine and coordinate amhitectufal styles, building forms, and building 
in the Planned Wekpmsnt; 

f. Provide the applicant with reasonable assurance of ultimate approval before N I---= 
expnditure of complete design monies, while pwiding the City with assurances that 9 - 
the project wifl retain the charaer envisioned at the time of approval; - - 

Ct 
s 

g. Provide greater compatibilitl( g uld otherwise Ibe 
provided under mnvsntionail nt e i! 

0 

h. P 
m 

within the development site that compensate for the variations from 
d ndaKaar such that Stte intant of the dwctlopmsnt a(lmdarda is stiill met. 2 

While the overall site plan achieves substantial consistency with development standards 
contained in LDC Chapfms 2.4, 3.6, 4.0, 4. I ,  4.2, 4-4, 4.10, and 4-13, an approval of the 
proposed &sign would a l l ~ w  the following variances described below in Table 1. 
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LDC Section 4.2.30/a). Table 4.2-2 - 272e 
easterly private alley that provides access to 
the of-street parking spaces for Buildings 8, 
9, 10 and 11 does not include the requisite 
number ofparking lot trees at either ratio 
listed in Table 4.2-2. -1. 

Rather than installing medium canopy trees 
in planters between parking spaces, the 
applicant proposes to plant large canopy 
trees behind the pedestrian walkway, as 
shown on Attachment 'I: 

LDC Sections 4.1.20.j. 1 fa) - Each unit of the 
three triplexes accessedfiom the westerly 
private alley in Phase 2 generates a minimum 
vehicular parking demand of 2.5 spaces, for a 
total of 23 spaces. Due to the project's 
proximity to a transit route, the applicant 
requests a 10% reduction, resulting in 21 
required parkng spaces. Eighteen of these 
required parking spaces will be provided in 
either a single-car garage or aprivate 
driveway associated with each unit. 
However, three of the required spaces are 
proposed to be accommodated along the 
pub lic right-of-way. for Sorrel Place. 

LDC Section 4.1.20.i. 1 (b) - The 1,700 
square-foot community building generates a 
minimum vehicular parking demand of 9 
spaces. The applicant requests that the local 
street, Sorrel Place, be allowed to 
accommodate these spaces rather than 
providing them on the development site. 

The applicant notes that Sorrel Place is a 
dead-end street that does not extend beyond 
the boundaries of the site. No other 
properties abutting the street are currently 
developed or likely to be developed in the 
future. Therefore, relocating these required 
parking space to the public right-of-way will 
not cause compatibili@ confEicts or trafic 
circulation issues. Regardless, the applicant 
will install "No Parking" signs along the 
south side of Sorrel Place to ensure that 20 
feet of the 28-foot wide paved surface 
remains available for vehicular circulation. 

LDC Section 4.4.20.03fi) - Vith the 
exception of lots created for buildings 19 and 
20 (detached homes), each of the proposed 
lofsfionts on apublic street other than an 
alley for a distance of at least 25 feet. 

Lots 1 and 2 willJFont on Tract 'C', which 
also abuts the public right-of-way for Sorrel 
Place. The applicant will record a reciprocal 
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(multifamily PODS window coverage) be that of the associated residential buildings 
applied to the community building as well. and not those of a typical civic use (e-g., a 

government building, a library, or apaternal 
organization). The applicant has designed 
the structure to be compatible with the 

velopment. The residential widow coverage 

garage must comply with the applicable 
setback distances. The garage of the 
northeast unit of the existing attached 
dwellings does not satis= this exception. 
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LDC Section 4.0.60.j. 2. fb) - Due to the The applicant notes that while the westerly 

public street. Additionally, it won't always be 
necessary for vehicles to travel the entire 
length of the alley to reach a street. By 
designing the alley with a pavement width of 
24 feet andproviding parking spaces along 
its length, motorists would be able to turn 
their vehicles around and return to the same 

maintenance easement will be recorded over 

As described in the various purposes of LDC Chapter 2.5, the Planned Development 
process is intended to allow for flexible implementation of development standards so that a 
project may achieve compatibility through alternate means. The subject proposal is 
consistent with these purposes for the following reasons. 

By permitting the variances described above, the proposed buildings may be siterated in a 
manner thut still provides necessary vehicular access while focusing orientation toward 
common outdoor areas. Ifaccess f o m  either a public or private street were required 
instead o f f o m  the proposedprivate alleys, either the overall development foo fprint would 
be larger or fewer afordable units could be constructed due to a wider street cross-section. 
Expanding the development footprint would likely impact protected Locally Signijicant 
Wetlands thai are located immediately ouisicie offhe project boundary, while reducing the 
number ofaflordable housing units thar would detractfiom the applicant S goal of 
providing a housing @pe that is in short supply in Corvaldis. 
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Overall, the proposedplan achievgs a degree of compafibilify that is greater thavl what 
would be achieved by strict adherence to the applicable developmenf sfandardk. Most 
notably, the variances requested allow the applicant to provide aflordable hutsing with 
quality recreational amenities, while constraining the development footprint and 
elimiPrafing the need for additionai paved surfaces tfhaf would otherwise push the area of 
disturbimce into a d j a m  protected wetlands, From this perspective, the variances 
requested are relatively imnsequntial and can be readily baZaneed by compemding 
beneJlts propmed by the applicant. 

The remainder of this project narrative responds to the compatibility review criteria cited 
above for a Major Planned Development Md~jication (LDC Section 2.5.40.04). To 
f i l i ta fe  review of the propo$a17 the narrative is divided info the following slx parts: 

Land Use 
Compatibility 
Natural Features 
Circulation 
Public Facilities and Services 
Solar Access 

USE 

Applicable Comprehensive Plan Policies: 

3.2.1 The desired land use in the Cowallis Urban G h Boundary will a 
emphasize: 

A. Preservation of significant open space and natural fedres; 

6. Efficient use of land; 

C. Efficient use of energy and other resources; 

D. Compact urban form; 

E. Efficient provision of Wnsportation and other pubfic sewices; and 

F. NeQf ibrhds  with a mix of uses, dkrensity 9P housing Qw, ped 
defined center, and shared public areas. 

9.3.5 confom to Ure de 
housing Qp pam 

district. 

The proposed Major Planned Development ModiJication is consistent with Comprehensive 
Plan Policies cited above for the following reasons. In comparison to the development 
p h  upproved for Seavey Meadows in 1982, the subject proposal would not sipiJicantly 
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impact the Locally Sippcant wetlartdr di&ibuted througbzst the original site. The 
project eficienfly achieves a density of 12 unitsper acre, by relying on a looped network of 
local streets andprivate alleys, rather than the digointed series of multiple private 
driveways approved through the original development plan for Seavey Meadows. A 
mixture of* dzxerent residential building types is used to achieve tke minimum required 
Bemi@ of12 units per w e e  Exish'ngptrblic uh'li@ lines that were iizsfizZled thrmgh the 
original development plan would be reconfigureed where necessary, to fmilitate the 
proposed amgemen f  of alleys and buildings. Many of the proposed dwelling units we 
configured to take &antage of common outdoor areas that serve a~ centrizlizedpublic 
focal points for the development. Last&, solar access requirements are achieved for at 
least 80percent of the proposed buildings withzst impacting solar access for the four 
exisfing atfwhed units. 

Applicable Land Development Code Sections: 

Section 3.6,2@ - PEWtmL1 USES fW-33: Zone) 

I Residential Use T y m  - 
a) Family 

2. Residential Building Types - 

d) Attached - Townhouse 

e) Duplex 

3. Civic Use Types - 

a) Community Recreation 

I to the Prima~y Uses in 
ry Dwelopment Regulations 

As discussed above, Jive dzyerent residential building types are proposed through the 
subject Mior  Planned be lopme& Mod@cafionn Each ofthese is a type offami& 
residential use and listed as an alZowed building type in LDC Section 3.6.20.01.a(2). 
Architectural details for each of the propose dwellings are provided on Attachment '0'. 
The elevations andfloor plans me  nofed as "typical " so that minor adjustments may be 
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made to the buildingsprior to cumdrw:tion. However, the overall appearance and 
arrangement of units will be as shown. 

Z5e applicant requests the flexibility to construct one of two dzzerent dwelling types in the 
eastern portion of the site, (Attachments GI, G2, 03.1, and 03.2). While the overall intent 
of the project is to supply affordable busing for the Corvallis community, the applicant is 
also aware of the need for housing oriented toward senior citizens and disable individuals. 
One of the housing types proposed is described as a "senior quad ", which wodd be a 
single story building composed of f w  units clustered around a central common area, 
fAtiachrnent 03.1). Khe applicant is still assessing the viability of this divelling type and 
may decide to construct a two story four-plex dwelling instead, (Anachment 03.2). 
Regwdes~ of which &elling type is chosen, the applicable development standay& 
addressed through this applicat-ion narrative can be safisfied, 

While the applicanl" anticipafes that the cornmturify building will be used primarily by 
residents of the development, it is also possible that other mernbersfiom the greater 
Cowallis communify may fiequenf the facility for group actiuifies (e-g., family reunions, 
neigMorhood meetings, or holiday boutiques). This potgntial spectmm of uses could 
qualzjj the building as a civic use type, and more specflcally, as a Community Recreation 
use. Alternafivei'y, the communi@ building could also be vitwed as an accessory use to the 
primary residential use. f i r  example, a s~parate building that is Iocafed on the site of a 
larger apartment complex dtrvelopment and contains laundry facilities, a jhes s  room, or 
un entertamen$ lounige would be considered as an accessory we. From either 
perspective, the communii)r buiIding is dowed in the RS-12 Zone. 

COMPA TZBZLITY 

Applicable Comprehgmive Plan Policies: 

3.2.7 AJlf special d@velopmen&, lot development options, intensifications, 
ons of noneonforming uses, Comprehensive Plan 

ngcrs shall bs reviftwctd t9 assure compatibility 
I uses on sumun$hg lands. 

af the f d M n g  -or% sliraH be consiidsd: 

A. n of uses on a site and its retationship 
Y 

8. 

C. Noise ateenuation; 

F. Signage; 
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6. Landscaping for buffering and screening; 

H. Transportation facifities; and 

I. Traffic and offkite parking impacts. 

Comprebzemive Plan Policy 3.2.7 contains many compatibility factors that are similar to 
those listed in Section 2.5.40.04. In fact, the compatibility criteriafiom that Section of the 
LDC are more numerous and require the considerafrafron ofpedestrian oriented &sign 
elements andpotem-aZ impacts to naturaZ resources. In order to consolidate this narrative, 
the response to Section 2.5.40.04 provided below is intended to subsume Policy 3.2.7. 

Applicable Land Develowment Code Sections: 

2.5.40.04 - Review Criteria 

Requests for the approvai of a Conceptual Bevebpmnt Ptan shall Bm wiewect to emure 
consistency with the purposes of Wis Chapter, poticies and density requirements of the 

other applfwtbte mcis and &ndarbs 
dmo-te compatiWit)r in the areas i 

applicable, and shall meet the Natural Resource and Natural Hatard criteria in "b," blow: 

a. Compa~lbim Factors - 
1. Compensating benefits for the variations k ing  requested; 

2. Basic site design fthe organwon of Us- on a site and the 
neighboring properties); 

3. Visual nts (scab, stnrdural design and form, m 

4. Noise attenuation; 

5. and emissions; 

6. Lighting; 

7. Signage; 

8. Landscaping for buffering and screening; 

9. Tram facilities; 

10. Traffic and off-site parking impacts; 

12. Effects on air and ient to me& this 
criterion); 

$3. Design equal to or in excess of the types of improvements trsquited by the 
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standards in Chapter 4.30 - Pedestrian Oniented Design Sbndards2; and 

14. Preservation andlor pr0tec:tion of Signifmnt Natural Featuw, consistent with 
Chamr 4.2 - Landscaping, BuFfering, Screening, and Lighting, Chapter 4.5 - 

t Pmvisions, Chapter 4.11 - Minimum 
pter 4.1 2 - Significant Vwetation 

arad Chapter 4.13 - Riparia and VVetlaMi 
all also be Wignbtd allong , and m a r e s  shall bs 

design& to ffi the topogratphy of fh sib to swum commncg: witift thm CMrs 
*ndads. 

Basic Sife Design 

Applicable Comprehensive Plan Policies: 

4.2.2 Naturai features and areas demrined to be significant shaH &e preserved, 
The City may use 
ds, private nonprofit 

m to achieve thii 

9.2.1 
V )  

ions shall pmtsct. and maintain n-hbo m 
ng residential a m .  9 - - - 

iCI 

9.2.2 City bnd use a e n s  shalt p-tre neighbortrd c 
neb in 92,5) &at am appPap to the site and amir, t 

I: 
9.2.5 Development shall reflect neighhmood characteristics appropriate to the o 

3 
w u r  in asss areas. These nei"ghba 

8. Compmhensive neighborhoods support effectiwe transit and neighboFhood 
and have a wlde mnge of dens Hegher densma generally are 
lose to the fwus of 

for smallsr lot arizslg aerd inc demifie8. 

for cmpatible building transfins in 

E. Neighborhoods have a mix of densities, lot sizes, and housing types. 

L Redevelopment and reconstruction of buildings in existence and permitted in zoning prior to 
December 31,2006, are allowed pursuant to the requiremts of Section 4.10.70.01 - Applicability, 
of Chapter 4.10 - Pedestrian Oriented Design Standads. 
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F. Neighborhoods have an interconnecting street network with small blocks 
to help disperse traffic and provide convenient and direct routes for 
pedestrians and cyclists. In neighborhoods where full street connections 
cannot be made, access and connedivity are provided with pedestrian and 
bicycle ways. These pedestriatn and Wcycle ways have the same 
considemtions as  pcrble streets, including building orientation, security- 
enhancing design, encfosure, and street trees. 

G. Neighborhoods have a layout that makes it easy for people to understand 
where they are and how to get to where they want to go. Public, civic, and 
cultural buildings are pnominentb sited. The street pattern is roughly 
rectilinear. The use and enhancement of views and natural features 
reinforces the nebhborhood connection to the im 
landscape. 

N. N e i g h b h d s  have buikfings (residential, commercial, and institutional) 
that are close to the s te t ,  their main entrances oriented to the public 
areas. 

I. Neighborhoods have public areas that are designed to encourage the 
attention and presence of people at aft hours of the day and night. Security 
is enhanced with a mix of uses; and building openings and vvindawas that 
ovedmk public areas. 

J. have automobile parking and storslge that does not 
the pedestrian environment. Domestic g are behind 

houses or othemise min imw (e.g., by setting them bac the front 
facade of the resMential stnrczhrre.) Parking I d s  and $-durn an, b W  

rear or side of buildings. On-st ropriate 
nforaportionof capaciey. 

Curb cuts for dFiv8ways am limited, and afltrys are attcouraged. 

9.3.2 Where a variety of dwelling types are permitted by the deveZopment district, 
innovative s h  dcsvek nt b h n i q w  and a mix of dweUCng should 
be encouraged to mw4 the wgrt of demand for housing. 

9.5.2 The City shall address housing needs in the Urban Growth Boundary by 

Besides the four attached units currently located on the site the only existing residential 
development within the immediate proximity is the Conifr Village Subdivision This area 
is zoned PD(RS-6) and was developd consistenf with standcrrds ofthis Low Bemi@ 
Residential zone. As such, the neighborhood characteristics are slightly dzyerentfiom 
whas the proposed developillesrt will acmmplish. Besides a compapafi~ely imremed 
average density, tfhe site will contain a wide variety of dwelling types tW are configured 
around common areas. how eve^; the majority sf this akveloprnent pattern will be situated 
awayJ;om Comer Street. Other than the four existing attached units, three triplexes and 
one four-plex will be situated close to Comer $treet, and these dwellings am desigmd with 
an architecfurcrl style and massing similar to thaf of a single family detached home. Thw, 
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the new development will not be incompatible with the existing development @tern located 
northeast of the site. 

The design of the proposed site plan was influenced by the four existing attached units, the 
establishedpublic street pattern, and the presence of Locally SigniJcant Wetlan& along 
the periphery of the development footprint. Each of these development factors is being 
integrated with the proposed site plan, most notably the Locally SigniJicant Wetlands. % 
applicant hus designed the site plan to account for these constraints and provide a mixture 
of affordable housing types at a density allowed in the RS-12 Zone, Duplex and detached 
units, which are typically classij?ed as single family building types, are grouped together 
within the eastern portion ofthe site, while the most of the multi-family dwellings (ie., 
triplexes and multiplex units) are grouped together in the western portion of the property, 
(Attachments I; m d  G). The eastern portion of the site will also contain fwo four-plex 
buildings conJigured as four units that share ra central commn area or in either ra 
traditional side-by-side arrangemnt, similar to that of the existing four aftached 
dwellings. This arrangement will create a consistent residential use dynamic within either 
portion ofthe site, with Jasper Street semPltZ~g as a btfffes &pin t  of t ra i t ion  between 
the two. s e$ 
Along Conser Street, the pant elevation of the three proposed triplexes will be btfffered - - - 
>om vehicular traflc traveling dong this street by a la&capedfiont yard setback of 25 * 

r 
feet, similar to the landscape bujgr existing along the north sic& of the four existifig 
attached residences, (Attachment El). Orienting the triplexes toward Comer Street is .c E 
consistent with the residential pedestrian oriented design st&ds#om LDC Chapter o cp * 
4.10. This ressxlfs in the rear of these units facing a private alley with parking spuces along 
it. Windows provided along the south elevation of these mi& willfacilitating obs~!rvation 

2 
of the d e y  and promote better security within this portiOn of the site. This is an important 
neighborhood feature within the western portion of the site, as the dtipllrcx dwellings are 
positioned with either the side or the rear building elevation facing this segment of the 
privde drive. To minimize the potential for conjlicts beween vehicles and pedesirians, a 
la&cqdplanter strip will be installed between the private alley and the$ve-rfaot wide 
walkway that extends along the front of the triplexes, Mttachment I-I). 

On-site v e h i d m  pmking is aecumm~dated in a varief;y of ways, depending on tk dwelling 
type and location of the site, (Adfwhments F and G). For the single family dweUings, a 
single car garage d p r & a t e  &&way will be used to m e t  the papking demand for these 
residences. l'he dt)ph and width of each driveway is consisted with City of Cowallis 
sfandards, and they will be separated by a minimum of l2feet to allow room for 
landscaping between the edge of the &ivewq and the corresponding side y d  lot line. A 
similar approc~ch is proposed to provide parking spaces for the triplex units; howmer, Jive 
of the required vehicle parking spaces are proposed to be situuted along the north side of 
Sorrel Place. Locating these spaces along the public sh.eet eliminates the need to pave 
more of the site. Parking for the multiplex and duplex buildings will rely on conamon 
parking areas situated along both of the private alleys. These spaces are oriented either 
parallel to the &ley or rrs "head-in " spwes- To main.tai~ suficient wid& for pedestrians, 
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the walkway extending along either alley and the abutthgparking spaces will be 7% feet 
wide to allow for up to 2% feet of vehicle bumper overhang, resulting in an unobstmcted 
walkway width offive feet. In addition to the sicEewalk; buildings will be separated@om 
these parking spaces by a lam-kcaped area at least 10 feet wide, for a total separation 
distance of approximately 18feet. 

Ample green space is provikd around each of the &ellings to allow for outdoor activities, 
(Attachment I-I). Two common green areas are provided one in each portion of the 
development. The various mzrltiplex mntelliytg wits will be constrwted to face these weas 
to provide community green space and encourage interaction amongst residents. Detached 
single family homes will be provided with at least 375 square feet of usable yardper lot, 
consktent with R$-12 sf&&. f i r e  finces uren 't proposed fo establish separation 
between units, a mixhrre of tnr$ shrubs, and trees will be strategically planted to 'outer 
buildings@om one another and to enhameprivwy for reskknfs. 

A continuous network ofpedestrian path  will allow residents and guests to walk 
thougbut the developme& and reach the larger common open space areas and 
community building, as well as the pubic sidewalk along Cower Street, Jasper Street, and 
Sorrel1 Place- These path will also provide residents with easy access to a route of the 
Cowallis Transit Systm that travels along Comer $treet. 

Applicable Land Development Code Sections: 

n 3.6.30 - RS-12 DEVELOPNlENT STANDARDS 

Table 3.6-1 

nd Divisions. 

Id. Minimum Lot Width 125 ft. I 
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Also, unenclosed porches may encroach into 
front yards, provided that a minimum front 
yard of 5 ft, is maintained. 

2. Rear yard and Side yards 5 ft. minimum and each lot must have a 
minimum 15-Ft usable yard either on the side 

interior attach4 townhouses or rear of each dwelling. Additionally, the 

not being used as the usable yard described 

a) Single Detached 

0 ft. one side; 8 ft. minimum on opposite 

10 ft. minimum each side 

3. Comer Lot 10 A. minimum 

See also "k," and "I," below. 
40 4%. minimum on side abuang the street. 
Vision dearance areas in accordance with 
Section 4.1.40.c of Chapter 4.1 - Parking, 
Loading, and Access Requirements. 

19 ff. minimum 

2. GarageJcarport entrance 
sidewayslperpendicular to street 

See also "k," and "i$ beiow. 

1 For Detached Zero Lot Line dwelling units, prior to Building Permit approval, the applicant shall 
submit a recorded easement between the subject property and abutting lot next to the yard having 
the zero setback. This easement shall be sufficient to guarantee rights for maintenance purposes 
of structures and yard, but in no case shall it be less than five f?. in width. 
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Green area is ~aieutated per lot. 

Lot Area and Developme~tt Dens& 

Attachment 'H' provides the area of each of the proposed lots. The smallest lot proposed 
(2,747 square feet) corresponds with most of the single family detached units, and is 
consistent with mininzum b t  size allowed in the KG12 zone of 2,200 sqwzre feet. The 
following mthematrmatrca1ly demoy1strates that each of the mult$amily lots is of su-cient wea 
to support the number of &elling units it contains. 

Lot 8: 2 units X 2,20Osf= 4,400sJ actual lot area = 4,476sf 
Lot 9: 2 units X 2,200sf = 4,400~8 actual lot area = 4,467sf 
Lot 10: 8 units X 2,200sf = 1 7,600~8 actual lot area = 2 7,075sf 
Lot 11: 13 units X2,200sf = 33,300d wtual lot area = 39,141sf 

* Lot 12: 9 units X 2,200sf = 19,800~8 actual lot area = 27,272sf 

Each of the proposed lots is at least 25 feet wide. With a total of 43 units proposed, the 
resultant density across the entire 3.54 acre site is 12 dwelling units per acre, which is the 
minimum density required in the RS-12 Zone. 

Bclildiaa Setbacks 

,Setbacks for each of the proposed buildings are consistent with the standarc& cited in LDC 
Section 3.6.30, Parts (e) and U). As shown on Attachments 'F' and % ', the fiont elevation 
building wall of each of the single family detached units is setback@om the fiont lot line by 
at least IOfeet, and the a$s~ciated unenclosedporcks encroach info this area by no more 
than$ve feet. Rear and side yard setbacb are a minimum of$ive feet for each of the 
detached unit& m d  a "trsabh? yard" with a minimm wea ~f 3 75 square feet and minimm 
lineal dimension of no less tkan 15 feet is prwided for each unit. Emk garage associated 
with a detached single family dwelling is setback at least 19feetfiom Sorrel Place. 

Both of the duplexes are consistent with the RS-12 setback standards as well. Buildings 8 
and 9 are set backporn Sorrel Place by the same distance as the detached single family 
homes. Usgble y d  are provided in the eakteaior side yard of Buildfng 8 in the 
easterly iMerior side yard of Building 9. Setback in the opposing interior side yard 
between these two units are a minimum of 10 feet wide. 
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Lot I I, which contains the commmity building and Buildings 4, 5, and 6, isfionted by 
Jasper Street and Sorrel Place. Except for the community building the applicant has 
oriented each of the buildings toward Common Green No. 1 and Sowel Place, and 
therefore, has established setbacks on the assumption that this street abuts the fiont yard of 
the lot. Correspondingly, exterior side yard setbacks of at least I0 feet are provided along 
the emt elevation of the communify building and Building 6, while Building 4 is set back 
fiom the boundary with Tract 'C ' by at least 10 feet as required for a multsIfmily building. 
Along Sorrel Place, Building 4 and the community building will be set backJ;om the public 
right-of-way by1 0 feet. (I should be noted that the community building is shown as set 
back@om Sorrel Place by a distance of approximately 8 feet on Altachments 'F' and 'G'. 
This is un error that will be corrected by shifting the communiv building two feet north 
when it is consfructed Doing so will maiHfain the required minimwn separution distances 
of 5 feet and 20 feet between the adjacent internal wa1krYa)t and the sou& elevation of 
Building 6, respectively.) While Buildings 5 and 6 are set back$om Sorrel Place by more 
than the allowed maximum distance of 25 feet, their placement is comisfent with m 
exception to this standard that is allowed through LDC Section 4.10.60.01, Parts (a) and 
(b). (Please see below for-her discussion on the qpplication's consistency with this 
st&rd) Along north elwation of Buildings 4,5, and 6, a setback & t m e  of at least q 
30 feet is providedfi-om the sozrth boundaty of Tract 'C '. While the rear yard wea north of 9 - - 
Buildings 4, 5, anal 6 contsins common parKr'ng spaces abutting the south side of the alley, - 

.w 

it also contains walkwqs and IandScapgd areas that wmpr;Ise aportion o f k t  I1 that c 

meets the dimensional requirements of a "usable yard " However, the applicant E 
C 

anticipates that residents will prefer the remeationcrE opportunities dorded by Common o 
crJ 

Green No. 1 rather than rely on this comparatively nurrow, linear space. 2 
Ehe three triplex buildings (Buildings I ,  2, and 3) are located on Lot 12 and have been 
oriented toward Conser Street to satis& st&rds@om LDC Chapter 4.10. 
Correspondingly, a setback distawe of 25&et is provided between the north elevafion of 
these buildings and the public right-of-way for Conser Street. An exterior side yard 
setback o f1  0 feet is established between the east elevaiion of Building 3 and Jcxsper Street, 
while Ezaidding 1 is sepdedfiorn the wes tm  bowndary of Lof I2 by approximtactely 35 
feet. This area of Lot 12 is also intended to satisfi the requirement ofproviding a "usable 
yard. " Each of the buildings is set back 2l)feetfi;am the north bouradary of Tract 'C ', 
which abuts the "rear yard " 

Buildings 10 and 1 I will be situated so that vehicular and pedeskian access is provided via 
the eaciferly private alley- Altbugh Lot 10 has roughly 44 feet offiontage on Conser 
Street, the applicant consi&rs the bouidry with by Tract '3' to delineate the front yard 
for Lot 10. While none of the buildingspruposed to occupy the lot (i-e., Senior Quads or 
four-plexes) would be oriented toward the private alley, residents and pests will be 
accessing the structures&om the western portion of the lot due to the associated parking 
spaces and walkwaysS From that perspective, the buildings contemplated to occupy Lot I0 
would be situated consistent with the required setbacks- At least 33 feet will separate the 
proposed maximum building envelope and the eastern boundary of Tract '3'. mile  
Irzfernal side yard setback of at least 5 feet will be provided for both buildings along the 

Sewey ~%&adows &ztr&e 23 Febfiuay 25,2008 

Attachment M-29 



north and south boundaries of the lot, the proposed buildings will be constructed so that 
these areas also contain a "usable yard " A separation distance of no less than 10 feet 
will be maintain along the western lot boundhry, consistent with the minimum rear yard 
setback standard 

;I;he placement of the easfer& private alley in a separate tract triggers the application of 
RS-12 setbackx to the east and south elevations of the four existing attached units. Jasper 
Street is considered to abut. the *OM yard of this lot, which results in the need to satis& the 
rear yard and internal side yard setback standarc& &ng the west and south elevations of 
this building. Along the south elevation of the building, the proposedproperty boundary 
adjustment actually results in the creation of at least a 10 foot setback$om the building 
wall. AS skown on the tenfafive plaf, Qffachmenf H )  the western b d r y  of Trizct 'By is 
oflsetfiom the previous property boundary for the four existing attached units by 
approximately one foot. Portions of the east elevation (i-e., the garage for the wr thew  
unig are as close as one footfiom the bou- with Tract 'B: While Hevelopmrsf- 
standards contained in LDC Section 4.0.602i,2(%) allow a garage to be up to 14 feetfiom 
the centerline of an alley, the requiredproperty line setback dist~uzces must be provided 
unless the garage is oriented to the alleyJi.om zero to 45 degrees, The subject guruge does 
not safisb this exception. 1Therefore7 the applicant requests a variance to the minimum 
rear yard setback distance dong the east etevagopr of t k  fow ~ i s f i n g  attached mi$$* 

t 
c 1  It should be noted that the need for this request results#om providing a six-foot wide 
0 
ta planter strip and a_five-foot wide sidewalk along the west si& of the dley and including 

3 these amepu'fies within #he bouPzdaries of Tract 'By rather than placing them within the 
I Durrant Property. The planter strip and s i d d k  are not required components of an alley, 

but the applicant believes that safe pedestrian circulation through this portion of the site is 
important. A&itionally, the applicant did not feel is was appropriate t~ bw&n the wren t  
property owner with the long term maintertame of these amenities by placing them within 
the boundmy of the Dwrant Property. Ifthe sidewaik andplanter strip weren 't provided, 
or ifthey were situated within the boundavies of the Durrunt Propwty, then the required 
rear yard setback distance could have been established. Given the benei$s generated by 
conJigwing this portion of the site as proposed, the applicant believes the varianee is 
jwtij%d 

Lo? Coverage and Green Area 

AffacIunepzts 'F' and 'G ' provide lot coverage informatin for each of the I 2  lots that 
would be created through the development plan. The square-footage of each lot covered by 
either building footprints or vehicular maneuvering areas fie., individual driveways, 
common r'&erplaI drives, and afire t w n a r d )  is less thun 70 percent af the total lot area. 

Please see the response to Section 3.6.50, below, for information on green area and private 
open s p e  provided by the development plan. 

.%(NPV Meadows Narrative 24 February 25,2008 

Attachment Nt-30 



Section 3.6.40 - MULTIPLE BUlLDtNGS ON ONE LOT OR SITE 

To provide privacy, light, air, and 
fof-rrg minimum 
lot or site in the RS-12 Zone: 

a. Buildings with opposing w i n d o d  walk shall be sepa 

d. BuiMing sepadon shafl alss apply to buiIding p 
windom, and room prajections. 

couean3a, shdl winbin n of opposing waits as 1 
"a," through "c," above. 

f. Whem buikfings exceed a karrgth of 6ll ft or a WZght of 30 R, the minimum 
wli sepadon shall be increased. The rate sf incmad wall sepaoaGon shall be 
one ft, for each 15 ft of building ksrngth over 60 R, and two R for each 10 ft of 
buikfing height over 30 ft. 

Attachment '0 'provides elevations for each of the proposed dwelling types. Each of the 
four elevations of every building contains widows. The site plan indicates that buildings m 
longer than 60 f e~ t  @uiIdin# 1 throggk 6) wzrld be situaftfd at lemt 21 &e#@om one * 

6" 
another, consistent with Section 3.6.40. This distance applies to all architectural aspects - - - 
of the buildings, including balconies, bay windows, and room projections. None of the +4 E: 
propo~ed sfpuctures ave more than 30feet tall. a, 

E 
c 

g. Driveways, parking lots, and Gcmmon or public sidewallcs or mulawuse paths shall 0 
C(I 

maintain the follawing aeparawn dwalling units buifl -in eight ft. d 
ground level. 2 
1. Driveways and parlring lots shall be wpataterl from windowed walis by at 

teast eight R; sidewalks and muMti-use shall be sepamw by at least 
five ft. 

2. Drhreways and parking Ids shall be separated Pram PivSng mom Mndows by 
at ieast 4tO R; sCidawalks a d  murtime psrths shal be sep;arated by at least 
seven ft. 

3. and unwvertad parking s shall be 
by at bas4 fwe 4%. 

The proposedprivate alleys and parking areas are sepwatedfiom windowed walls of each 
dwelling unit by at least eight feef;fi.om living room windows by at least IQfeet; adfi.om 
doorways by at ZeastJivefe~t. Each of the internal s i h a l h  is separ~afedfi.ctm windowed 
walls by at l e d p v e  feet, andfiom living room wiru;iows by at leasf seven feet. &se 
separation distances are dso mai&ainedfor the four existing @ached units. 

Seavey Mecsdows Narrative 25 Februmv 25,2008 

Attachment M-31 



Section 3.6.50 - GREEN AREA, OUTDOOR SPACE, LANDSCAPING, AND SCREENING 

3.6.50.01 - Green Area 

a. A minimum of 30 percent of the gross lot area and a minimum of 20 percent 
for n t  n inbrior lots, shall be tetained and improved 
or midined as nten Area to ensure that the 70 percent 
maximum IoVsilte coverage standard of Section 3.6.30 is met. A minimum 

shall cowist of v Mng of 
vegslam. 

b. tandwaping within the required Green Area shall be permanently 

C. The required Green Area shatl be dmigned and arranged to offer the 
and provide visual 
apply tcr at14 new 

elinig of 8xisting 

As noted above, no more than 70percent of each of the proposed lots would be covered by 
buildings or vehicular areas. l%e balance of each lot is retained as Green Area 
AiiachPnenffs 'F' and 't3'pre.w~ infrmati~n @on the percentages ofgreen area for each lot, 
all of which have at least 30percent of their area either formally landscaped or improved 
with the types ofdesign elmenfs described in Seciion 3,6.50@). Green Area is e$ectively 
munged to crecrfg bufers between buiIding8, to separate bui%dingsfi.om v e h w ~  areas, 
and to provide areas for outdoor activity. 

3.6.W.02 - Private Qcttdoor %ace Pw D w e I l i ~ ~  Unit 

a. Prinrata Outdoor Spa- shall be nequired at a ratio of 48 sq. ft. per dwelling 
unit, l*h& Private QOutdoot Space mqui t may ba met by providing 

all dwelling un Private 
door Space as 

3.8.50.04. 

b. or babny, shalt have minimum 

C. Psiv* OW-r Sp%lw skIP be dl a6(:~ggiW by door from the inte*r 
of the individual m i l i n g  unt sewed by the s 

d. Space shall be sc ed or designed to provide privacy for 
the mrs of the space. 

e. Private Outdoor Space may be considered as part of the 30 percent Green 
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h a  q u i d  u&et 3.6.58.01, if it is locaw on tfre ground. Upper- 
story balmnies cannot k wunted. 

3.6.50.04 - Omon to Combine Private and Common Outdoor Space 

b. The eontbined outdoor s p e  may be , but it shalt nat be fur& 

&cept for the four units of each senior quud building, each of the proposed dwelling units 
is pro~ided with a Private Oufdoor S , e  of at leasf 48 square feet, with minimum 
dimension of no less t h n  six-by-eighf fret, Aituehwnts 'J" and 'G' note the locations of 
piztios and porches associated with each of the units, while Attachment 'O ' provides scaled 
dimensions af these amenities. Lapldscaping consisting of shrubs, groundGover, and 
peremialplaMs will be installed along edges of each Private Outdoor $pa;ce to creute 
pxiyacy for residents, (A~ackment 1-1). A vegetative bufler at least three feet tall will be 
mt~blished in these weas to enhance privacy. 

To satis& the Private Outdoor Space requirements for the senior quad buildings, the 
a&icant. relies on Section 3.6.50.04 to provide this space aspart of the total commn 
oufdoor area apportioned to these unit$. Two commn oufdaor meas are proposed in the 
eastern portion of the site; a 4,2 70 square foot common green and a 3,000 square foot 
bashfball court. Ifthe senior quad dwellings were constructed, the minimum Common 
Oduioor S p e  dewnd generated by Buildings 8 through 18 would be 4,300 squurefeet. 
Assuming that the 3,000 square foot basketball court was used to sati& the demand 
generated by each of the single family homes, that leaves 4,270 square fiet of common area 
to accou&for the &wd gciwrated by the two &uplex$s a d  the two senior quad 
buildings. A total of 2,400 square feet would be required for these dwellings, leaving a 
surplus of 1,870 square feet, which is more than suflcient to accommodute the 384 square 
foat Private Outdoor Space demand generated by the senior quad units. 

In the event that@ont porches are not comidered as Private Outdoor Space, t k  the 
uppicant notes t h  Section 3,650.04 allows Common Outdoor Space to satis& this 
requirement. This infepretafi~n would eflecf the one-bedroom waifs cuntaiwd in each of 
the$ve-unit multiplex buildings. Based on the area required for a one-bedroom unit, at 
least- 1,488 square feet of comwrcm outdoor space would be needed to also meet the private 
oud-do~r space standzd [(6x200s$ + (dx48sj3 = 1,488d. As noted on Attwhenf 'G ', 
Common Green No. 2 is 6,800 square feet in area, but is only required to be 5,700 square 
feet to satis& requirements of Section 3.6.50.03. Z'%us, the surplur of 1,100 square feet is 
more than adequate tu provide the total minimum Private 096ld~~r $pace reguired for each 
of the om-bedroom units contained in the five-plex buildings. 
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3.6.50.03 - Common Outdoor Space Per Dwelling Unit 

a. In addition to the PWate Outdoor Space quirements sf S-on 3.6.W.02, 
Common 0 Spaee shall be provided in deveb nfs of ;Kt or more dwelling 
units, for use by at# Wdentsi of the development, in atte followring amounh: 

9. Studio, one- and two-bedroom units: 200 sq. Pt. per unit 

2. Three or mom M r o o m  units: 300 sq. ft. per unit 

b. The minimum size of any Common Ou shall be 400 sq. R, with 
minimum dimensions of 20-by-20 ft. 

c. A Common Outdoor Space may include any of the following, provided that they are 
at bigiaiea aueh 

mming pctd a& spas; g a h t i ~ g  s 
areas; gardens; I 

and chikimn's tot W, 

d. The Common Outdoor Space may be considered as part of the 30 percent Green 
Space shail not be 

e. A children's tot lot shall be provided for each 20 units. The minimum dimensions 
for any tot lot shall be 2(&by-20 aminimumsireof400w.Tt Thetotbt 
shall Wuds a 
twers, and jmgb 
the tot Itot. a 2.5 

Two Common Outdoor Areas are shown on Attachments '8" and 'G ', one in either portion 
ofthe site- Common Green Area No. 1 (6,800 sJf is intended to satisfi the minimum area 
required for buildings 1 through 6, while Common Green Area No. 2 (4,270 s$ contains 
suficient square-footage to account for almost all of the outdoor space required for 
buildings 8 through 18. In addition to Common Green No. 2, a 3,000 s q w e  foot sport. 
court is also provided in Phase Iof the project t& is large emugh to acco~ni for the 
remaining outdoor space demand generated by Buildings 8 through 18. 

There are a total of 15 one- and two-bedroom units, and 9 three-bedroom units distributed 
amongst buildings 1 through 6. This results in a minimum required Common Outdoor 
Area of 5,700 square feet. Common Area No. 1 is of su@cient area to satis& the common 
oatdoor space requiremew for these buildings. 

Ifthe applicant chooses to construct the "senior qwrds ", Buildings 8 through 18 would 
contain a total of 8 one-bedroom unitsy 6 two-bedroom units, and 5 three-bedroom units, 
for a total required Common Outdoor Area of 4,300 square feet. Thus, the total area 
contained by Common Green No. 2 arad the sport court is suficient to safisJL Section 
3.6.50.03(a) for these dwellings- This remains true if the applicant chooses to construct 
traditional four-plex dwellings instead of the 'Senior quads. " In that case, the bedroom 
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unit composition for the easterly portion of the site would be 6 two-bedroom units and 13 
three-bedroom units, for a total demand of 5,100 square feet of common outdoor space. 

In accordance with Section 3.6.50.01, Parts (b) through (e), each of the common outdoor 
areas is at least 20-by-20 feet; are not located in a required bufler area or setback; and, 
based on the nounber of units, contain one tot lot wifh dimensions of at least 20-by-20feet. 
At this point, the applicant has not chosen recredional amenities for the common green 
areas, or play equipmeM and a method of enclosure for the tot lot, and requests that these 
requirements be included as conditions of apprcwal thd are tied to the issuance uf building 
permits. 

3.6.50.06 - Loc;ation of Green Area 

In determining where Green Areas should be pfaced on a d@v@lopmsnt site, 
comsidembion shall bet given to the following: 

a. Preserving otherwise unp wildlife habitat on 
me site, espectalQ as larg 
where tlwere is an opporbtmm to pmide a mrwa 
conjunction with the natural resource site; r- d 

e';" - 
b. ndis where deval~~pmemt mret intrJI atran a G w n  h a  use - - 

downswam impact on the ecosystem of the vicinity. The 9., 

r 
in the vicini-ty could inelude stands of mhrd s p i e s  and conifer 

hydrological -turn, wildlirut fseding , m-; L: t 
0 
a 

c. sites adjacent t~ the cmv@rgen= af sid 2 
d. niliss near neighbo commercial 

e. ive relaxation and naemation for 
eea, ancltor visitom 

Given the considerations listed in Section 3.6.50.06 and the characteristics of the site, the 
applicant has chosen to 11ocae the required Green Areas in a manner that makes them 
ewiiy accessible~.om each of the proposed belling units. 

trsual Elements 

As discussed above, similar Hwelling types are grouped together in separate prtions ofthe 
site. In general, duplex and detached single family homes are located east of Jasper Street, 
while the friplexes and multiplesc buildings are situafed to the wesf. Pik relatiomhip 
esiablis~s a building mass aPld scale continuity across the site so thaf each portion is 
diferentiated by its perceived density. Locating the duplex and single famiZy homes on the 
eastern portion of the site also d e s s e s  $he need to place building styles in this area that 
are compatible with the fow existing sipzgle-story attached units. However, while the 
multifamily buildings are of a larger scale and mass, they have been designed with many of 
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the same architectural features as the duplex and single family homes. Details common to 
the Crapsman sqle, such as combined side andfiont gabled roofs, a mixtare of widow 
styles, erne brackets, coveredfiont porches, and artidated exterior walls, give #he 
multifmily buildings an architectural style similar to that of the single family dwellings, 
(Attachment 0). These elements will serve to minimize the larger scale of the mulfIfmily 
buildings by visually separating each unifJkom the ofhers, despite being part of a larger 
building. 

172e proposed &elling arrangement also esfablishes a gradual building s d e  and building 
mass transition along Comer Street. The Conifer Ellage Subdivision, which is north of the 
site on the e a t  side of Comer, is developed entirely with detached single family homes. 
Beginning approximately 250feet north of the site, some of these &eIIing$Ji.ont on Cower 
Street. By situating the variaus dwelling types as proposed the more intensive multi;f-mily 
dwellings are furfher w q f i a m  exisiing l w e r  density, less infemiw development. 

Applicable Land Development Code Sections: 

Section 3.6.30 - RS45 LOPMENT STANDARDS 

Table 3.6-1 

Attachment '0 'provides scaled architectural elevations andfloor plans for each of the 
proposed buildings. At roughly 29feet, the@ve-plex dwellings would be the tallest of the 
struci~res proposed 

Noise, Odors, Lijzhting, and Sipage 

Applicable Com~rehensive Plan Policies: 

7.2.6 The City will1 encourage new development to be sensitive to the 
emrimnment by having the development avoid significant negative impacts 
on: 

6. Noise or light pollution; and 

Noise, odors, lighting, and signage patterns for the proposed development will be djrpical of 
those experienced in residential developments of similar densities. The applicant has 
proposed all exterior on-site lighting to have fully cut-oflJixtures- A Lighting Plan has 
been submiged which represents the photometric light levels mticipafed throughout the 
site. An increase in noise fiom vehicular traflc and in exterior ambient lighting would be 
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expected in comparison to existing conditions. However, these aspects of development will 
only impact the site itselfand the immediate vicinity. Other than the four existing 
residkntial utfached units, the next closest developed area is the Conifer Village 
Subdivision. All other parcels surrounding the site are currently undeveloped and will 
likely remain that way, given City of Cowallis ownership and the presence ofprotected 
Local& SigniJcanf ~ e t ~ ~ n d s .  

No impactsfiom odors or signage are anticipated by the appticant. Refuse generated by 
residents of the development will be either gathered for cdeckion at common &asla 
enclosures located near the rnultijiamily and duplex dwellings, or contained in private 
residential receptacles for the detached single family homes. Proposed signage will be 
installed consLtent with st*& for the RS-12 z w ,  as noted in LDC Chapter 4.7. 

n 4.2.80 - SUE AND STREW LlCCmMG 

Pursuant to City Council Policy 91 -9.04, "rite Cify of Conrallis is interested in well 
g sources fhaf direct the light source downwad 
w h m  it is w&ed and causes glarre, light 0)  w 

trespass, and brigfit sk6a." 
a q - - 
* 
s 

E 
C 
0 
(FT 

2 
a. Iigh~ng provided in all ed to include 

M~G& as sidewatks, mu parking 

d. light sourcw shall be concealed or shietded to the maximum exterrt feasible to 
minimise the 

faur R abovs 

e. Ali new Subdivision tights and w e  
fulfy shieMed luminairss. 
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f. Standard plac lights shall be at inte , in the middb of long 
blocks, and in dead end s t m b  and long Culdesacs. 

g. Bacl<ground spa- such as parking lots shal be itiuminated as unobtmsively as 
circulation and of p !J PwPk 

round spaces, sw& as bulding en-ncffs and pfam seating 
areas, shan use locaf iighting that defines the space without glare. 

The applicmt b submitted a site lighting plm for the proposed devel~prroerrt tfiuFt shows 
the ground illumination paltern for new private &tures installed outside of buildings, 
mound common green areas, and along the private alleys, @ttuchment m. These 12-foot 
tdpe&~~jan-scalesfixtwle~ will be of a &sign that is consistenf with LDC $ection 
4.2.80(d). 172eseJiXtwes are proposed at the intersection of each alley with a public street 
and at the dead-end on Sorrel Place, within Tract 'C'. The applicant prefer to zcse the 
speciJied@wes in thse locafions rather than typical 30-fmt fall pales so tkaf a 
consistent residential illumination pattern is maintained throughout the site. 

on 4.7.90 - a-ttOCA1X)N P NS AND SIGN STANDARDS BY ZONE 

The following provisions and design standards, organkred by zone designation, 

4.7.90.01 - Sign Sta for Alt Residential Zones Except NNJR 

a. Tabk 4.7-1 - Rwiderrtiat Ex-@ WUR, and 
in-ctions in "b," be! e the sign standa 

e Mixed tfse R-idenaai (MUR) Zone. The zones subject to 

I. RS-I ; 
2. RS-3.5; 
3. R W  
4. RS-6; 
5. R W ;  
6. R w u ) ;  
7. RS-12; 
8. RS421U); and 
9. RS-20. 
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b. Special instnrctions - 
1. Attached signs shall not eaend above eaves. 

2. Unless; m c i f i d  below, sigm shall be limited to one fronhge. 

3. When? a primary fronrlage exceecis 100 ff: 

a) Pemanentnronu signs are a w e d  - minimum k 
is f i e  ftn; 

b) Maximum height for tem ument signs is six 
ft.; 

C) Maximum Sign Area is 16 sq. Ftb; and 

dl tlfuminatM signs are wmn 

4.7.90.09 - Signs in Planned Developments 

A sign plan shall be required for all Planned DevelopmenG conswnt with Chapter 2.5 
- Planned Development, whether or not variations from the requirements of this 

V" 
V) 

C;" - - - 
* 
c 

bs revkwed by the PEanning Gommigsian coneumntty 
E 
I: 
0 
(P 

3 

c. A Sign Pernit for each sign in a Pbnned Development ahall be ob,tained prior to 
n. A proposed sign shall tkese ragufations 

and any Mdtionai guideiinss or mndieSons speeifirtdi in the sfgn pian 
Wore a Permit may be issued for the sign. 

17he qpiicanf is proposing to irasfall one monmnt  sign i ~ u t e l y  west of the 
intersection at Comer Street arad Jasper Street, (Attachments F and G). The monument 
sign will be situafed within the area located north of the triplex LhYellings and will be 
accented by Zandrc~f~i~g- Pernaits for fihe sign will be obtained by the qplicmt befoe 
installation to ensure consistency with the applicable standardsfLom LDC Chapter 4.7. 

Applicable Land Development Code Sections: 

a. Required landscaping - 
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1. re a landscape plan is required by 

determined that the pkns 

2. Installation - Ail required landwaping and related improvements, such as 

ding of a Final Ptab 

ia I ta t ion  of ~arquired 
improvements, plus Mi parcent of the 50 percent figure. 

To release this guaran- at the m d  d ttm th c period, the developer 
shall provide a re all be gmpared by a 
l i insed ahrisi; or 

b. Appropriate care and maintenance of landscaping on-site and landscaping in the 
adjacent right-of-way is the right and responsibility of the property owner, unless 
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City ordinances s p i f y  othervvise for general public and saFety reasoils. A City 
permit is required to p h t ,  
Pruning shafl be in accord 
(ANSI) A300 sandads for 
seteening rsquired by ths 

ria& da lNlf ww&e ur am mmo~ed, mattIriats shalf be reptad in kind. 

1. For stmrb, groundcover, and tree specimens wmin the areas inventoried 

2. Plants to be praaew& and m e t h e  of protmon shaft t)e iradic;aW on the 
detailed ptaww plan subm and shmk 
shalt bs n 4. t 2.60.f are mgd m 

V )  

s. Plantsm and bundary areas used for required planting$ shall have a minimum 9 - - 
.$ R dlus ,  inside d $%om. Wem the curb or the edge - 

d.d 

arre a fim 3!p for parking, ttrs pla* or boundary pliantin* s 
Q) 

E 
.c 

Vfsion 0 
03 

in 
plan#ngs would endanger 2 

vehicles. 

The applicant has submitted a Laradscape Plan for the proposed development, (Attachment 
I-1). The applicant willprmQvlde the Ci@ with af iml landscaping and imigationplan that 
achieves the coverage requirements noted in LLC Section 4.2.20.af3). Submi~al of this 
final plan will occur prior to the issuance of building permits for each phase. 

A f t a c k M  '1-2' notes the locution of trees thaf wreprfiy exist af the site. All of the trees 
that meet the LDC de$niticzn for a "signijkant h-ee " are Black Co~omvoo&, except one 
Fir tree located at the northesf comer of the fow existing attached aznits. A total of52 
Black Coftuy~woo~ am proposed to be removed ii.~ order to develop the site. ?FhiIe these 
trees would normally be subject to the protection provisions in LDC Chapters 4.2 and 4.12, 
the site war inventoried as part of the NaWal Feafures project and nut selected m a 
location where existing vegetafion should be protected Ody portions ofthe existing 
we ti and.^ were distinguished in this manner. Therefore, the trees are eligible for remavai 
without consideratratron of mcessa~y mitigation. In addition, a nmber of these trees are 
located w h e  new setback sidewalk are to be eoasbructed and will wed to be removed in 
order to accommodate these improvements. Nevertheless, the applicant points out that at 
lemt 50 new medium canopy and large canopy trees will be planted throughouf the site, 
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not including the ptew street trees to be installed along Comer Street, Jasper Street, rmd 
Sorrel Place. 

Cumistent with LDC 4.2.20(e), planters and bourzdary areas have a minimum diameter of 
at lewtJive feet. Nbne of the planters will be used m a tire stop for parking spaces. 

%on clearance areas at each of the public street intersections and at intersections of 
public streets andprivate alleys are shown on Agachment 'IJ. Proposed landscaping 
features have been placed consistent with the Cify S- trampor fation plm sta*& so that 
these areas will not be obscured. 

n 42.30 - REQUIRED TREE PLANTINGS AND MAfNTENANCE 

a. Tree Piantings - 
Tree plantings in ace requiM for alt 
inchrding but not r or more cars, pub 
private shets, are not hated abng streets, alleys, 
and along prhrate drives more than 150 ft, tong. 

1. Street Trees - 

C )  Planting on Local Conm&tw and Locat shall be planted with 
medium ; and 

d) If planting strips are not provided on Arterial, Collector, and Neighborhood 
uivalent number of large and required 
hall ba pnwided in 

open space tracts on the site, o 
*the 

3. a minimum five ft.- 

Trees and Table 4.2-2 - Paxkin 

amughout the iot to provide a can- 
for shade and visual relief. 
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Table 4.2-1 - Street T 

Mediumcanopy trees: - Maximum 30 ft. oncenter 
l y  mach 3050 R. spacing 

in height within 30 years 

targe-canopy trees: - Maximum 50 ft. oneenter 

in height within 30 years, but 
exceed 50 ft. in height at maturiqc 

TaMe 4.2-2 - Parking Lot Trees 

Mediumcanopy trees: - Minimum one tree per eigM cars 
trees that norma& reach 3060 ft. 
in height W i n  30 yearn 

Large-canopy trees: - Minimum one tree per 12 cars 
that nannaib reach 

in height within 30 years, but 
exceed 50 R. in height at matuflty 

Section 4.0.60 - PUBLK: AM0 PRIVAE STREET REQUJREAAENTS 

j. Atley standards shall be as fotlows - 
2. M d b n a l  Standam for Allevs Servim RmidentiaI Use Types - 

is 

6 )  Street trees shall be provided on ei%her side of the alley tract, outside the 3 

are abo 
q u i d  in cases whens! the D i m o r  appmves an exception to the 
wui for the alley f;o be in a rate tract, for infiti deve 
1em than Wo acres in size; 

As a result of the proposed development, existing curbside sidewalks along Jasper Street, 
Sorrel Place, and Comer Street will be reconstructed as semafed sidewalks- A new 12- 
foot wide planter sfrip andfiq5ot wide sichalk will h iwfalkd alang fhe sofcth side of 
Comer Street, fi-om the iMersection at Jasper Street fe the westerly site bhsaadry. A six- 
foot wide planter strip and afive-foot wide sidaudk will be comfru~fed along both sides of 
Jasper Street, as well as crIong the north side of &rrel Place. These areas will be 
landscaped with a cornbimtion of turf and appropriate street frees at the spacing distances 
noted in Table 4.2.-I ~f Section 4.2.30, .As m fed on Att-achent 7' large canopy trees will 
be planted along Comer Street, while medi'm c a m -  pees will be used along Jmper 
Streef and Sorrel Place. In accorhnce with LDG Section 4.2.30. a. 1, Barfs (a) and (4, one 
large campy iree will be planted behind the sidewalk along Conser Sireet that is adjacent 
to Bailding f 0. 
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Several pedestrian walkways extend throughout the development. Landscape bufers at 
least five feet wide parallel these paths. The requisite number of trees noted in LDC 
Section 4.2.30.a(3) will be planted along either side of the paths at the minimum spacing 
required; unless the pagem is intempfed by a building or other obstruction that would 
compromise tbe kultrh of a free at maturity. 

Two common parking areas are proposed as part of the private alleys that loop through the 
site. The westerly parking area includes planter isla& that will contain medium mmpy  
Pees at a rate of one tree per every eight cars. In or&r to providk the minimm number of 
spaces required in the easterly parking area for the duplex and contemplated four-plex 
dwellings the applicant was not able to include parking bt trees in islands. Rather, the 
upplicm proposes to p l ~  large canopy trees Fiehid the djwent pathway where space 
allows. R total of 24parking spaces are provided in this area, so, consistent with Table 
4.2-2, at least. two large campy trees will be planted By using large c a w  trees in &is 
manner, a comparable amount of shade will be weaied for the parking ares a;s would have 
occurred ifmedium canopy trees were planted in islands. 

Both of the prop~$edprivafe alleys will be situated in separate tracfs. Trees we shown 
along both of the proposedprivate alleys as they loop through either portion of the site. 
Consistent with LDC Section 4.0.dO.j.20, at least one tree will be planted along either 
alley wilhirr each abutting lot, (Attachment 1-1,). 

Section 4.2.40 - BUFFER PLANnNGS 

t buiMing scale, plrovidra a transition 
d genc?rat& mitiga 
d g s  than blwk Whare required, 

At minimum, buffering is required in areas identified through Conditions of Approval, 
in ams  spgqj~igerd by Oaaper pmvWmm & this Cctde, and in Thmwtf kc& areas, and 
as; muilFlad b t s h -  

Parking, Loading, and Vehicle Manewels'ng Areas - 

with verltial sh to buffer the vlew 

Oecoratwe walts and fences may be used in conjunction with plantings, but may 
not be used alone to m p t y  with buflsting requirements. 
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b. In addition to say 
around pa&ng lot aqas shafl - 

1. include one or more shade canopy trees; 

2. Be a minimum lengfth of eight ft. at its smaibt  dimension; 

3. include at least 80 sq. ft. of ground area per trite to allow for 
and 

4. Include raised concrete curbs around the perimeter. 

c- Gonnscting waikways thtough mrking lots shafl have one or more canopy shade 
tree per 40 linear R Driveways to or thmugh parking lots shall have one or more 
canopy shade lmear R on each side. T in 
landscape areas and drivewm, rn 

As required by Section 4-2-40, b@er landscaping will be used between each of the triplex 
and multiplex buildings and around the parking areas, (Attachment I-1). The landscape 
buggers loc~ted Mwenf to pwWng wem are consistent with the minimecm dirnensiow a d  
soil area noted in Section 4-2-40, Parts (a) and (b), and will be planted with medium 
canopy trees where required Landscape buflers along portions of the private alleys that 
do not coMain parking spaces will also be p l ~ ~ e d  with medium c a w p  pees at a spacing r- 
consistent with Section 4.2.400, V )  

9 - - - 
Altbugh not required tk appEicantpropo$e$ to insfall a &nseZyplmed landrcape bufier c.l 

C 
in the area north of the three triplex bddings, which has been designated as theJ;ont yard 
for Lot I 2. Despite standardsJi.om LDC Chapter 4. I0 thaf. require these structures to be c E" 
oriented faward Cower Street, t h  applicant prefers to create a sttbstam-GI v i s d  (OT o 

c.l 
separation between the street and these dwellings. Comer Street is desipted as a 
Collector Street and designed to carry traf%c at a volume thaf is less than o p t i d  for 

3 
f i e r ing  a quality resiaknfial setting for these units. @?hen combined with the maximum 
allowed setback distance of 25 feet, the landscaping will create a sheltered area for 
residents to conduct outhor activities without feeling exposed to the vehieular-urienf~d 
street environment. 

Section 4.2.50 - SCREENlNC (WEDGES, FENCES, WALLS, AND BERARS) 

blocked andtor 

also be used whem noise pollution requires miligation. 

Whe~e! landseapin six ft. in heQht 
a?M?De&k&W 
month fdlaswing 

A chainwnk face lify for ing only if a hndscape bufler is 
provldled in wmp 4.240, 
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4.2.50.01 - Height Lirnit 

The height of hedges, fences, waits, and berms shalt be measured from the lowest 
adjoining finished grade, except where screening is required for parking, loading, 

ge, and simikr a , height shaft fbe Fed from the finished 
grade of such impmvements. Screwing is not wrmitted within Vision Clearance 
Areas, as determined by the City Engineer. 

Lot easement area of a lot. See 
a b  Chapter 4.4 - L a d  Divisidn 

exception to this pmvision under the follwing circumstances: 

1. WWne requw by the Ptanning CommSion to &3 
mquiremerrts; 

2 WMrs an micant wishes to allow portions af a screen to m w h  up fO 
two R into an exterior side yard, excluding the front yard am.  This type of 
ertcroachment pewins to a screen that is Higned and 
m-;6* tQ prevm visual m a n y .  tb 

II net ex& fhre fk in height in 
ndank;; or 

3. Where an applicant wishes to allow partions of a screen to encroach up to 

aMf to emwrw? that eonifsmus 
from the sidewaik 

b. MaWrthsending the height r e s t m n s  outlincad im "a,'" above, the height af said 
fences and walks shall be limited to a maximum of four ft. along the boundaries of 
sidewallrw; and mu&- 

c. Hedges, fences, and wails may exceed three ft. in rear and interior side yards, 
except h e n  yards abut a s i d ~ a t k  or mufti- path, in which 
provkjions in "b," above, apply. Fences; and walk over six ft. high requin, Building 
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Permit approvat prior ts constnrction. 

e. Long expa 
through th 

4.2.50.02 - Service Facilities and Outdoor Storage Areas 

Q) 
V) 

Fences are proposed to be installed in various portions of the site. To create privacy for 9 - - 
the residents of the single family detached homes, the applcanf requests the optbn of - * 
izzstczlling a sixfoot t d p r i v q f e p t ~ e  alQng the r ~ w  lot lice of Lots 1 fkougb 7. %re the s 

fence passes between the rear of unit 12 and the adjacent walkway, the height of the fence i! 
C 

would be limited $0 fow feet, as required by Section 4.2.50.01@). Side yard fences might o 
also be used on both sides of mits 12 thz igh  18, The other fence propo$ed will extend 
along the perimeter of the site and through the landscaped area north of the three triplex g 
buildings. 271is ornumental split-rail fence will be a maximum of four feer tall and simply 
serve to denote t k  bo&es of the dsvelopment and not f i t i o n  as a screen. 
Landscaping will be used along all fences to prevent a monotonous appearance. 

Three common trash enclosures w e  proposed to occupy the site; two in the westerly private 
alley and one along the easterly private alley- Fencing a d o r  Iandscaping will be used to 
screera these facilitigs, as required by Section 4.2.50.02. 

Amlicable Comwrehensive Plan Policies: 

11.2.10 Developentpn, Is shail be tevieurcbd to -urn tRe continuily of 
sidewalks, Wfs, mum-use paths, and pedaswn ways. 

11 -3.4 The C i  shall maintain the caving capaciqr and viabiliw of major arterials 
and othe developing, adopting, and Smpilemedng a 
control s rkt or reduce cursl, cuts and &her direct access 
points, require adequate rightssf-way, setback lines, and mad 
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improvements as part of the development process. 

11 -6.1 The City shalt require safe, convenient, and direct ped mutes within 
all areas of the community. 

11.6.4 New devdopment and redevelopment p r o j e  shali encourilge pedestrian 
access by providing convenient, usefut, and d i m t  pedesman FacilKies. 

The proposed development will include the construction of new private transportation 
facilities, as well as the improvement of existingpublic streets. As shown on Attachments 
'F' and % ', a looped network of two private alleys will connect the residential portions of 
the site with Conser Street, Jasper Street, and Sorrel Place- Improvements to Conser Street 
will include the installation of a 12-foot wide planter strip and aJive-foot wide separated 
sidewalk beginning at the intersection with Jasper Street and ending at the western site 
boundary. Jasper Street will be improved to contain$ve#oot wide separated sidewalks 
and six foot wide planter strips, consistent with the standards for a Lecal Stwet. The same 
improvement will also take place along t h  north side of Sorrel PIacg. Addiriod right&$ 
way is proposed to be dedicated to extend Some1 Place to the western boundary of the site. 
The typical right-of-way width for a local slreet is 50 feet, however, the original 
subdivkwn plat for Seavey Meadaws ody  dedicated a width of 40 feet for both Jasper 
Street and Sorrel Place. Xhe appdicantproposef to dedicate 1 @feet of di t ional  right-of- 
way width for J i e r  Street and an additional width o f f i e  feet along Soml Place. Right- 
oFway will also be dedicated along the site's Conser Sfreetj?ontage to faci l i ta fewe 
improvements, (Attachments F and G). 

Pedestrian circulation will be f d t a t e d  by a new network ofpaths that connect all 
portions of the site with the abuttingpublic streets, (Attachments F and G). This will allow 
residents of the development to move sa$eZy througbut the site and eruable t k m  to reach 
public trimsit services currentlyprovi&d along C m e r  Sweet. 

Applicable Land Development Code Sections: 

n 4.0.60 - PUBLIC AND PRNATE STREFl" REQUIREMENTS 

j. Alley standards shall be as foltows - 

a) Alleys sewing Residential Use Types shall be privately owned, with the 
on of existing publicb o w n d  al-. AH ing nonresidential 

m y  k p*aW1 but are W n g i y  to be pubiic; 

b) Aficsys shali be concrete and designed cons 
Stands*; 
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6) Alleys shafl be cfearIy nrarked to prdhiliPit parking, u n l e  designed to 
a~commodate it; 

d) An alley sewing six or more dwelling units shall be contained within a 
tract of knd, and requirect set&& shall be 
rope* lines of the alley; 

0 Site laycuta of alkys include, but are not limited (o, straight alleys, T- 
sham ad-, L-aihaped Weys, dc.; 

9) Although emergenq access Q structures is provided via streets the 
whem an alley pnrvidw requjred W Y  

, Ts, slwd Ls, Were nW&, ts 

h) Developments that intend to have garbrage pickup sewices andlor loading 
aim shafl have turning radii an curvas, Ts, and 

,to 
P 

1) Pubfic access easeme- shall be provided for all private alleys; w 
C?" - - - 

i) +d C 
Q, 

E 
Finat PW or grio~ fO the c 

0 
Mhere is no plat b be a 

3 
k) Utilities w#hin alleys shalll be pliaced underground. 

An 'L ' s+d private alley is proposed in eifher poriion of the site to provide vehicular 
accessRom the adjacent public streets to the various dwellings. Both alleys will be 
situated is separate tracts and be maintained by the applicant- A public access easement 
will be recorded over each tract as required. 

Each of the proposed dwellings is set backfiom the bounhries of either alley tract 
comisbenf with the st&&for t k  RF-12 zone. In the western portion of the site, either a 
rear or side yard setback wouM apply to the triplex and multiplex rhuellings. The mh.iplex 
dwellings would be at leasf 20feet@om the edge of the alley, while the multiplex buildings 
are set back no less than I7 feet. Within the eastern portion of the site, either fiont or rear 
yard setback wo JH be applicable to t h  associded dwellings- A setback distance of at 
least 10 feet separates each dwel1ingJi.om edge of the alley. 

As noted on Attachme~s '8" and %', the pmement wid& fop each alky is 24feet, which 
does nut include the common parking spaces provided along the alleys. This width and the 
m e  radii wed to design the alleys is suficient to allm for emergency vehicle and sewice 
vehicle access. 
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2. Additional Standands for Allevs Sewina Residential Use Tvpes - 
a) One-way alleys shaN have a minimum width of "1 2, and twoway alleys a 

minimum atleys shall be ctearly designed as one- 
way alieys and shafl be signed awonlingly; 

b) Alley segments shalt not exceecf 350 ft.; 

C )  

less than two acres in sire; 

d) Stntctu~es other than garages may be located along the outside boundaries 
r 

fhgCiwWgnofv ga~agers or visuai clearance; 

9 Gamges adjacent to * w a y  alleys shali be located no closet %an 14 ft, 

Both alleys are designed to fumtion as two-way facilities. As noted above in the discussion 
on site l d c a p i n g  nt least one tree will be plmed within each lot thatJion&s on either 
alley. 0i:htrrr than fke residerrw hellin*, the only other siructwes proposed adjacent to 
the alleys are common trash enclosures. These facilities will immediutely abw the edge of 
the alley but not h p r  tke circuI@.on of vehicles or constrain necessary lines of sight. 

Garages for each of the proposed triplex units will be accessedfiom the weste~dy alley. 
Il"he face of each garage is orientedpmallel to the alley and set backfiom its centerline by 
approximaiely 40 feet. 

The centerline of the easterly private alley is approximately 275 feet long, which is 
consistent with LDC Section 4.0.60.j.Z.(b). Hawever, due to the existing public street 
paitern aPrd the rseed to p'uvi& two poi& of consection with these pubiic streets, the 
westerly alley is more than 350 feet long. The applicant notes that an addi~onal 
connection could have been made between Sorrel Place and the east-west segment ofthe 
&leyey Doing so would have signzjicantly reduced the area of Common Green No. I and 
increased the total amount of impervious cover for the site. Presumably, the 350-feot 
length maximum is intended fo minimize the distance that people wodd have to travel 
before accessing apublic street. % applicant notes that while the westerly alley is longer 
than 350 feet, pedestrian puthwuys provided between Sorrel Place and the east-west 
portion of fhe alley reduce the tofal distance that must be traveled to reach a public street. 
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Additiomlly, it won't ahyays be necessary for vehicles to travel the entire length ofthe 
alley to reach a street- By designing the aZZey with apavement width of24 feet and 
providingparking spaces along its length, motorists would be able to hcrn their vehicles 
around and return to the same streetporn which they'd originally accessed the alley. The 
m i m u m  distance traveled in such a scenario wouM be no more t h  260 feet. Taking 
thew aspects uf fhe site plan into consideration, the applicant believes that granting a 
variance to LDC Section 4.0.60$2(611 is reasonable. 

lanned streets, to 
land use. Where 

4. GPaditlg ptans are required and shal demonstrate that the proposal does not 

ofChapler4B- N 

8. ~ t r t d w a y  and imp shag be as spac 
iPM and Table 4&21 

Seavey Meadows Narrative 45 F e b w  25.2008 

Attachment M-51 



. Lane widths shown are the prefensd oonstntction standards that appfy to existing routes adjacent to areas of new devetopment, and 
to newfy amsbudM mutes. On Arterial and Colfectror mxhvays, an absolute minimum for saPety concerns Is 10 R Such minimums 
are expeefirl to occur on& in localbs where erdsting development along an estaMlsheU sub-standard route or other severe physical 

mnesin~ateasmaybe~nqdL.Taff i tEaUning 
within lhe de?dred managed speed ranges. Design of a 

. T r e f f i c c 9 t ~ i n d u d e e s u d r ~ a s b u f b e d i ~ , s p e e d ~ , l a i s e d ~ n r e d i s n s , m i d ~ a t r t , e x t w t s i o n s ,  
taffic ckdes, signage, and vaded paying materials and is addressed in the Transportation Plan. 

RevCiRrProcsas,the~stripakngtoca9strPetbandaround~~ofCutdeaacsmay 

As discussed above, all improvements to existing public streets will be consistent with the 
respecfive s w d s  for each framprfafioon facility classzjication. No signz@mt 
alterations to tthe site S topography will be w c e s s ~  in order for these improvements to be 
constructed 

m v~edd m the 
Circulation Section of Part I of this narrative, below, for additional information on the 
proposed frmporfafion facilities. Re1eva~J;Pzdings fLom those diseussium me 
imorporated here by refereme asJintii~gs under the criteria cited above. 
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Applicable Comprehensive Plan Policies: 

I 1  -3.9 Adequate capacity shouM be provided and maintained on arterial and 
to accomrmod* iMersection Iwd-ofgewice (LOS) 

standards and to avoid traffa d'rversion to local streets. The level-of- 
service standards shall be: LOS "'Dm or better during morning and evening 

t 

11.4.3 All traffic gememtors shal provide adequate parking. 

parking. 
V )  
(D 

A traflc study was performed for the proposed development to determine i f  transportation ='Y - 
system ope~ational deJcfencies woiuld result, thus, seed to be mitigated h addition, a - - 

.ci 

sum;rlemenfal&& wasprepared to &ess changes to the unit mix, (Attachment P). c 
m e  study and addendum concluded that development of the site, as proposed, will not 
r e d  in depadaiion of the current level of service experienced at geeted street 

E 
s 
0 

interseetiom to a point that mitigalio~ is necessary. Pieme refer to the CirCutation Section a 

of this project narrative for a complete discussion. 3 
As mentioned above, adeguafe parking facilities will be provided for each of the proposed 
dwellings at the ratios stipulated by LDC Chapter 4.1. This includes areas for both vehicles 
and bicycles, (Atfachmnts F and G). P l e m  see below forMther discussion. 

Apvlicable Land Development Code Sections: 

j. focaaon of R q u i r d  Parking - 

a) Vehicle parking shall be Iwated consis&nt with Chapter 4.10 - 

for D~Wx88  and Triwxes. PaMng fo the side of buiMings is 
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allowed in limited situations, as oufllned in Chapter 4.10 - 
Pedestrian Oriented Design Shndards. 

b) Vehicte parking required for Residential Uses in accordance with 
RS-4, RS3.5, RS6, RS-6, RS-9, RS-SU, RS-12, and RS-42U Zone 
pmvisions shall be provided on the development site of the primary 

2. Bicvcles - Bicycle parking required for all Use Types in all zones 
ent site in ance with 

k. Unassigned Patking in Residential Zones - 
4. Vehkks - Multi-dwelling units with more than 40 required vehicle 

parking spaces shall provide unassigned parking. The unassigned 
parlcingl shall t of ERe tstal required 
mrking spaces and &e such that they are avaiflable for 
shared use by all occupants within the development. 

@Eat8 to ~rgquirad bicycie 
d parking. The shared 
ofttie fatal requiFed 

ng Wa@-y k such that thq am avaiflab for 
shared use by all occupants within the development. 

4. A reduction of up to 40 percent of muired vehicle parking may be 
ifattan& 
g u m l i m  

Section 4.4.30 - OFFSTREET PARKING REQUIREMENTS 

a. Residential Uses Per Building Type - 

a) Vehieb - Two spaces per &&ling unit. 

b) Bicycles - None required. 
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2. Duplex, Attached. and Mu&-dwelling - 
a) Vehicles - 

1) Studio or Efficiency Unit - One space per 
unit. 

2) One-bedroom Unit - One space per 
unit. 

3) Two-t>edroam Unit - 1.5 spaces per 
unit. 

4) Three-bedroom Unit - 2.5 spaces per unit. 

b) Bicycles - 
1) Studio or Efficiency Unit - One space per 

unit. 
2) O n e - W m m  Unit - One space per 

unit. 
3) Two-bedmm Unit - 1.5 spaces per 

unit. 
4) Three-bedroom Unit - Two spaces per unit. 

b. Civic Use Types - 
la 
CO 

Unless noted otherwrise, n m b e r  of spaces mfers to vehicle parking requirements, 9 - 
and the number &spaces for bicycle pafiking shall be ?O - - 

CI 
vehicle parking or  fwo bicycle spaces, ever is greafer. However, where fewer r: 
than three vehicle spaces am one bicyck parking yoace shatlr Q) 

be required. E 
2 
0 
C(1 

2. - One space per 200 sq. ft. of 2 
Section 4.1.70 - STANDARDS FOR BICYCLE ACCESS APID PARKING 

All bicycle parking facillities required in conjunction wiUl develop 
his Section, Bicycle parking shatl be locatd sn-site 
to  the puMie tightsfway, and shall confom to the 

Bisyde Rack SpscWtLons a d o w  by the City Enginesr, as amended f h m  time to 
time. 

a. Location 

1. Safe, convenient ged 
parking atea to the min e of ths sits's Primary Use. 

2. W the bicycle parking area is located within the vehicle parking area, 
the grey~lta fadl vehicular maneuvering 
a m s  via curbing or other barriers to prevent damage to parked 
bicycles. 

3. Curb cub shaM be 
bicy- parking antas. 
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4. Where bicycle parking facilities are not directDy visible and apparent 
from the public right-of-way, entry and directional signs shall be 
used to direct bicyclists to the faciiity. 

5. Bicycle parking facilities shall be placed in a location convenient to 
the main entrance of the site's Primary Use. 

6. For security and convenience, bicycle parking facilities shall be 
located in areas visible to the adjacent sid fks andlor vehicle 
parking areas within the site. 

b. Dimensions 

1 Bicycle parking spaces shall each be a minimum of six ft. by two ft. 

2. Overhead clearance in covered areas shall be at least seven ft. 

3. A minimum five &-wide aisle shall be provided beside or n 
each row of bicycle parking. 

c. Enefwur~?~ and Racks 

1. Bicycle parking facilities shall include lockable enclosures (lockers) 
in which the bicycle is stored, or stationay obj 
bicycles may be locked. 

2. Lockers and racks shall be securely anchored to the pavement or a 
stwcture. 

3. Bicycle racks and covered bicycle parking shall be designed 
consistent with the standards of the City Engineer. 

d. Covering 

1. At minimum, 50 pemnt of the requid bicycfe parking shali be 
covered unfess the facility is in a public park or the Gentral 
Business (CB) Zone. 

2. If vehicle parking is covered, a proportionate amount of bicycle 
parking shall also be covered. However, the minimum amount 
specified in "I," above shall be provided. 

3. Covering for bicycle pariting facil anent and shall 
provide p r o t e m  f m  pfeeipitation. 

4. Covering may be provided by an independent outdoor structure, a 
parking garage, a wide ovemang, or a wide awning. Bicycle 
parking facilities may ako be located in builldings, provided the 
other requirements of this Section are met. 

e. Lighting 

1. For security and convenience, lighting shall be provided in bicycle 
parking areas such that the facilities are thoroughiy iliuminated and 
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visible from adjacent sidewalks andlor vehicle parking areas during 
all hours of use. Lighting shaft be consistent with Chapier 4.2 - 
Landscaping, Buffering, Screening, and LigMing. 

The following tables present the minimum parking demand for each proposed housing 
composition alternative by unit type. 

ruble 2 - Vehicular Parkin 

Unit Type 

, Demand Disposition for Residential Buildings (Senior Quads) 
I 1 

Parking I Number of Unirs Number of Spaces 
Demand Ratio I Provided 

Single Family Detached 2 spaces per 
&elling 

Duplex (2 behoom) 1.5 spaces per 
unit I 
I space per unit 8 8 Senior Quad (I bedroom) 

Triplex (3 bedroom) 

I space per unit 
(1 bedroom) 

1.5 spaces per 9 14 
unit 

Five-plex 
(2 bedroom) 

VOTES: * Relies on 10 percent reduction due to proximity of public transit services on Comer Street. 

Table 3 - Vehicular Park 

Parking 
Demand Ratio I Number of Units Number of Spaces 

Provided 

Single Family Detached 

Duplex (2 bedroom) 

Four-plex (3 bedroom) 

Triplex (3 bedroom) 2.5 spaces per 
unit 
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?OTES: * Relies on 10 percent reduction due to proximity ofpublic transit services on Conser Street. 

Detached Single FamiZv Dwellinas 

Each of the detached single family dwellings will be constructed with a single car garage 
and a 19-foot long driveway that will be used to accommodate the two OH-street vehicular 
parking spaces required by LDC Section 4.1.30.a. 1 (a). Bicycle parking for these units will 
be handled by space in the garage of each dwelling. 

Duplex, Senior Quads, and Four-plex Dwellinas 

Common parking spaces located along the easterly private alley will be used to satis& the 
parking demand generated by each of the duplexes and either the senior quad or four-plex 
dwellings. A total of 24 common parking spaces are provided If the senior quads are built, 
a minimum of 14 spaces required to serve these dwellings and the two duplexes. Ifthe two 
four-plex buildings were constructed insted the total demand would be 26 spaces. As 
allowed through LDC Section 4.1.20.q(1), the applicunt would accouytt for a deficiency of 
two spaces in this scenario by relying on the site 's proximify to an existing Corvallis Transit 
Service line that runs along Comer Street. AN 24 of the common parking spaces will be 
unassigned and available for use by any of the residences, consistent with LDC Section 
4.1.20. k(l). 

Per Section 4.120. i.1 (b), required vehicular parking spaces are to be provided ollr the 
development site of the primary structure. As noted above, the parking spaces required for 
each of the duplex units and either the senior q d  for four-plex dwellings is proposed to 
be situated along the emterly private alley. Wkiie the bound~ries of the lot covlpuining 
either the senior quads or the four-plex buildings will include the parking spaces along the 
easterly alley, spaces required for each of the duplexes will not be contaimd on the lot for 
these dwellingx The private alley will be comf~zrctecd in a separate frat, which will be 
owned by the applicant along with each of the duplex buildings, so even though the spaces 
will not be on the same lot as the primary dwelling, they will be coPltrolled by the same 
opr~nei-. 

While con$guring the spaces in this manner potentially increases the distance residents of 
the duplex units must travel to reach their car, it also eliminates the potential for cars to 
detractfiom the vistd appearance of t h  dwellings. Fwther, ifeach of the duplexes were 
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provided with a separate parking area fe.g-, garage and a drivewayl, the opportunity for 
more conflict between vehicles andpedestrians would increase due to the distribution of 
vehicular movement over a lwger portion of the site. Therefore, the applicant believes that 
arranging the parking spaces ass propsedprovides bemfits thut are at least comparable to 
those that would h e  resultedfiom meeting the LLX standard 

Up to 34 bicycle parking spaces are required for the duplex units, and either the senior 
quads or the four-plex dwelling, @tffu:hmenf GI. ?%is demand will be satkjied through the 
combined use ofpoor space wifhiiz each unit aPui the 14-bikrr ptwking spaces f m t e d  new 
Common Green No. 2. Feather protection will be provided over at least 50percent of the 
bicycle spaces, all of which will be visible throughout the day fiom adjacent public spaces 
and illuminated at night. 

Triplex Dwellings 

Vehicular parking demand for the triplex units will Be mostly a c c o m e e d  through the 
use ofprivate garages and driveways. As with the single family detached homes, a single 
car garage and 1 $foot long driveway will be constructed with each unit in order to provide 
a total of 18 parking spaces- When the 10% transit reduction is applied then the required P- 

parking is reducedfiorn 23 spaces to 21. Xhe applicant requests that the north side of b 

Sorrel Place be allowed as a location to provide the remaining three pwking spaces, which - - - 
constitutes a BeviationJtom LDC Section 4.1.20.j.1IfZI). Sorrel Place L designated as a * 

E 
local street and will be located within a 45-foot wide right-of-way with 28 feet ofpavement a, 

E 
width. On street parking is allowed on b c u l  Streets per the Corvallis Transportation .G 

0 
Master Plan and stan&ards contained in LDC Chapter 4.0. lpre appZicant also notes that +d a 
Sowell Place is a dead-end street that will likely only cany traflc related to the proposed 3 
development. Allowing this paved surface to provide some of the requiredpking spaces 
eliminates the need for increasing the total amount of impervious C Q V ~ P  on t k  site? and 
lessens the amount ofstormwater run-oflthat would otherwise be generated by the 
development. To ensure that only the north side of Same1 Place is used for thhpurpose, the 
applicant will install "No ParKing" sips along the split-rail fence proposed to extgnd the 
length of the south side of tk street. Curbs extending along both sides ofeither alley will 
be painted red with white len6ring "No Parking - Fire Lam.'' 

Private garages anached to each of the nine triplex waifs will be wed to pmvik required 
bicycle pmking spaces for these hellings. 

MultiDlex Dwellings 

Similar to the eastern portion of the site7 vehicular pmkiag each of tk 
multiplex units is proposed to be provided along the south side of the private alley that 
loops between Jasper Street and Sorrel Place. A total of 20 parking spaces are shown in 
this location, which, based on the information presented in Tables1 and 2, is suficient to 
satisfji the minimfmr nwber of reqzrired spaces. 
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In conjunction with a 12-bike parking area located near Common Green No. I, floor space 
within some of the proposed multiplex units will be relied on to provide the remaining 
minimum number of bicycle parking spaces, (Attachment GI. Weather protection will be 
provided over at least 50 percent of the common ozddoor bicycle pmking spaces, which will 
be visiiZfe thrmghiout the d.yfiom adjacent public spaces and illuminafed at night. 

The proposed community building has: a gruss$oor area of roughly 1,700 square feet. This 
results in a minimum parking demand of nine parking spaces based on the ratio presented 
in LDC Section 4.1.30.b(2). As with a portion of the parking demand associated with the 
triplex units, the applicant requests that the north side of Sorrel Place be used to provide 
these parking spaces. Again, it is like& that residents of the development will be the using 
community building most of the time, d, therefore, be able to simply walk or ri& a bike to 
reach the building rather than drive. Ora the rare ocmion that i n d i v i w s  do &e to the 
facility, Sorrel Place and Jasper Street are designed to accommodate on-street parking, and 
the presence o f p m k d  cars in this location will not h i d r  the efiienffrow of &&c dong 
the street. 

As noted on Attachment 'O ', bicycle parking associated with the communily building will be 
located on the coveredporches at the west end of the building. The UlC requires that 
bicycle parking be provided at 10 percent of the minimum vehiwlar parking &mad or a 
minimum of two spaces, whichever is greater. In this case of the community building, two 
bicycle spaces are required The applicant proposes to proviak four covered spaces. 

Existing Four Attached Units 

The Detailed Ilevelopwnf Plan uriginalZy approved for Seavey M e h g  stiptsfatd that a 
total of 2.38parking spaces be provided for each unit. Two of these spaces were to be 
situuted on the development site, while the remaining 0.38 space, which was intended to 
account for guests, c o d  be accommodated on the a w i n g  public streets. The 4pplicant 
has conJiPmed that each of the units has one parking space in aprivate garage and one 
additional 08-street space in either a &iveway or elsewhere on each of the respective lots. 
As for the 1.52 or 2 on-street parking spaces (0.38 x 4 = I.52), the noHh side af Sorrel 
Place will remain available to satisfi this requirement. 

Avvlicable Comprehensive Plan Policies: 

10.2.9 All devslo shall comply with a r pians 
and the Caphi improvement Plan. 

10-21 1 DEsVeloperss shall be required to Financial& in providing the 
facilities to senre their projects as a condition of approval. 
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90.2.12 Developew will be responsible for the construction of ail facilities internal 
to and frcnting aeir pro and for n&& exle of to 
and throrrgh their site. 

The applicant has provided a utiIity plan that &mom@ates how public u~ l i t y  seroices will 
be exteded tboughout the site, (Affachment L,. All necessa~facilities (i.e., wder, 
sani tq ,  anti storm drainage lines) are mtailahle to the site, and have adequate capacity to 
accommodate the construction of the new &elling units and vehicular cirmlation areas- In 
certain 1ocafrafrons o f t k p r o p e ,  existing sewice lines will be abandoned or realigned to 
facilitate development o f t k  sife as proyzosed Please see the PubEic Facilifies emi SePvices 
Section of Part I of this project narrative for further discussion on this topic. Findings fiom 
that dismsion are ipurorporafed here by reference =$din# under the criteria cited 
above. 

Effects on Air and Water OuaIi@ 

Applicable Comvrehensive Plan Policies: 

7.2.6 The City will encourage new devebpment to be sensitive to the 
environment by havhg the dev & m IC 

on: c';" - - - 
A. Air and water quality; 1 ~ ,  c 

Corvallis is currently in compliance with State and Federal air quuliiy stundards. It is E 
0 anticipated that air pollution impacts resulting fiom the proposed impvements will be 
w (rr 

minimal and related to the additional motor vehicle t r m c  associated with this type of 3 
residential development. 

The applicant does not anticipate adverse water quality impacts resultingfiom the 
proposed development. Each of the proposed buildings will be connected to public water 
lines. Stormwater run-oflgemrated by an increase in impewim mterials thotdghout the 
site will be managed by new drainage lines, water quality facilities, and detention facilities 
installed by the applicant. Tlhese facilities will be comtructed comisteM with standard put 
forth by the City of Conallis through its Stormwafer Master Plan and wco-ing 
appendices. Please see the Public Facilities and Services section of Part I of this project 
narrative for fwther discussion RelevanfJ;ndingsfiom that d i scwon  are incorporated 
here by reference asJindings under the criterion cited above. 

Pedestrian Oriented Desi~n Standarh 

Applicable Land Developmat Code Sections: 

Seclion 4.10.50 - STANDARDS FOR DETACHED SINGLE-FAMILY, TWO-UNIT 
ATTACHED SfNLETAMKY, AND DUPLEX RESIDENTIAL 
BUILDING TYPES 

Seavey Meadows Narrative 55 Febnrary 25,2008 

Attachment M-61 



4.10.50.04 - BuiMing 0 Morn ,  Privaq, and Facades Adbcent to 
Areas 

a. Orientalion of Dwellings - Ail dweliings shall be oriented to existing or 
outlined in *is pmision and in 
, with the excemn that Accessory 

for p u M f ~  and prkrate 
standards. 

The orientation standard of this Section is satisfied when the 
&¶ - 
Do Nat 

Front Directly on a Street. 

4. o r w d i  
partittesaF~niOOft, 

long; and 

2. Primary dwelling unit entrances open directly to the outside 
and do not quint: *rough a garage or carport to 
gain a to the 

b. Privacy - If the sid is on or within 

c. Windows and Doors -Any facade facing streets, sidewalks, and muW-use 

d. Grading (Cuts and Fills) - Structures and on-site improvements shalt be 

Provisions. 

Each of the proposed detached single family dwellings is consistent with the criteria cited 
above* Primary dwelling evrtpances for each unit face Sorrel Place, open directly to the 
s&si& ofthe airYeEIing, and are less than Im feet fiom the street dong a private walkwq. 
As shown on Attachment 'O', the front facade of each dwelling will have at least 15percent 
window coverage- None of the buildirg wdls for f k s e  &ellings will be withie t h e  feet of 
a proper@ line. 
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Each of the proposed duplexes is consistent with a majority of the stan&rds cited above. 
Buildings 8 and 9 are oriented toward Some1 Place and their9ont doors are less than 100 
feet fiom the adjacent public sidewalk Each of the primary dwelling entrances open 
directly to the outside and does not require passage through another portion of the 
building. None of the exterior walls of the duplex buildiags are within three feet of a 
property lim. As shown on Anachment '0 ', each of the builhiing elevatiom thatface either 
a street or a sidewalk has at least I5 percent of its area occupied by w e s  or doors. 

As noted above and on A f t a c k n t  'K ', the site is re1ativelyPat and will not experience 
signiJcant topographical chunges as a result of the proposal. None of the signifwant 
natural resources or natural h a r &  regdated by chapters of the LDC listed in Section 
4.10.50.01 (4 are present within the development footprint of the project. 

a. Maximum Widths of Street-facing GarageslCarports 

Lots r_50 For *Forlings with hnt-lcaded 
garageslcarpoe, the width of the garage wall or carport 

V) 
P- 
9 - - - 
.w 
s 
CU 

and not just the doors. See Figure 4.10-2A - Unacceptable E 
C 

Width af W GarnW a, amf Firnure o tti 
4-1 0-28 - ewidtihd Garage on a LC& .id 

250 Ft. 2 
2. 

the street shait 

, the cargo* shal be augect to 
ned in "g," awve. 

b. Garage and Carpod Placement - Gamges and ~arporls shalt be placed only 

second fioor s 
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GaraqejCarwrt Placement O&ons - 

1 .crf she dwelling as shown in Figum 4.10-5 
beet and Recessed at Least Four Ft., on 

the next page. The from the front wall of the dwelling 
shall be m-ureat fnr&Fiwafi&mBitsingspae 
area, not From the fmnt porch, a bay window, or other 
projection or architectural feature. 

8. - Vehicular en-nces 

is 
e. 

Frswrt 'Wag of Dwellng 
and in figure 4.40-41 - Singk Car Garage F k h  &om Front 
Watt of Dwelling. 

c. Garage and Carport Mabfials - Garages and carpa*, when 
be constructed of the same building materials as the dwelling. 

Lots 1 through 6 are less thun 50feet wide dong the fiont lot line, while Lots 7 is more 
than 50 feet wide. Comespondingly, the width offiont loaded garages of the dwellings 
proposed for Lots I through 6 is less than 50percent of each dwelling's street facing 
facade. The same holds true for a comparison of the area of the garage wall with t h  area 
of the street-facing building elevation of each of the proposed single fmily  dkellings, 
(Attachment 0). 

As shown on Attachment '0 ', single car garages attached to each of the single family 
dwellings will bepont-loaded and recessed by at least four feetfi.om the living area The 
same building materials used to construct the dwelling will also be used to comtruct the 
garage of each single family dwelling. 

4.10.50.03 - Menus for Ped res and Design Variety 

a. Pedestrian Features Menu - Each home shall incorporate a minimum of one 

re§ am q u w ,  
strong& errt=ouraged. 

1. Elevated Finished Floor - An elevated finished floor a 
minirwPaam sf W R abve g d e  of the m a w  
sidwalk or 

2. Front PorcheslPatios - A front porch or front patio a 
&six% dtzepbgr 10 ft (60 sq= ff), a d  

c a v e d  by a  minimum d 60 percent to pnwide watlher 
protection. 
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3. SidewalkMtalkwav to Frunt Door - A minimum three-ft.-wide 
waikway constnrcted of a permanent hard surfa~e that is not 
gravel and that is located direct4 en the stmet 
sidewalk and the Front door. This walikway shalli not be part 
of the driveway area. 

Each of the proposed single family homes will have afiont porch with minimum dimensions 
of at least six feet by 10 feet and a minimum area of at least 60 squme fat. A hard surface 
sidewalk, separatedfiom the driveway and at least three feet wide will extendporn the 
public sidewalk to the entrance of each detached divelling unit. 

Similarly, the Ponf door of each of the duplex units will be accessibZefi.om a streef sidewalk 
via a hard szrrface walkway that is at least three feef wide. Passage though a drivewq 
area will not be necessary. 

b. Design Variety Menu - Roof forms shall be at least a 4:12 pitch. 
Abditionafw, each home shall incorporate a minimum of Ithw of the 
following seven building design features. The applicant shall indicate 
pruposed options on pPans submitted for building permits. While not all of 
the design features are required, the inclwion of as many as 
strongly encouraged. 

r- 
1. Increased Roof Pitch -A minimum 6:12 roof pitch. r-- 

9 - - - 
2. - Eaves - Eaves with a minimum 38in. overhang. ~1 

c 
a3 

3. Buildina Materiak - At least two diFfetent types of building t i  
materiak inciuding but nut lmited I r o 
brick and stone, etc.. Altemativw, a (B 

different patterns of the same building material, such as 
siding, etc., 

2 
ents are excl ns 

and roofs and pertain only to the walls of a structure. 

4. r reces s  amud win 
ough not ~equired, 

taim is atrongQ encouraged. 

5. Increased Windows - A minimum area of 20 percent 
windows a M w  dweliim daors 
sidmaltcs, and muftivrse paths, 

cades. Gabled areas need not be included in the 
df calculation Men detemisling Ws minimum 20 

percent =leutation. 

6. Architecturnl Features - At lea 
includsd on bdlling facad- 
hhitecturnl eatures am d& 
porches greater than 60 sq. ft. 
4"' h r ,  domew r d a M  to lkri 
cupoks. If a dweHiing is o*nW such (hat its fmnt hcade, 
which contains the front door, is oriented to a sidewalk and 
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no facades of the dweHing face a street, then the 
arch ral on the 
front facade. 

Architectural Details - Architectural detaiis used consistently 
. Architectural1 d&ik are defined as 

Gfter or beam ends, eave brackds, windows with 

sidewalk and no 
the amhitectural if it is h a t e d  on 
the front facade. 

As shown on Atfachment '0 ', the proposed detached and duplex dwellings will incorporate 
at least three of the followingfive design elements: 

* Primary roof pitch of at least 6-12, with only a few at 4r12; 
eaves with a minimum overhang of at feast 18 inches; 

* two dzferent types of wood siding patterns a d o r  materials (e.g., lap and board and 
batten, or lap and shingles); 

a trim around windows and doors thut is at least 2.25-inches wide; or 
* a window coverage area that is at least 25percen.t of the kotal~ont building elevation 

area. 

n 4.10.W - STMDAWS FOR ATTACHED SINGLE-GAMILY DWELLINGS 
THREE UNITS OR GREATER, TOWNH 
FWRPLEX, AND APARTMENT RESID 
TYPES 

4.10.60.01 - BuiWing Orientation, Entra , and Facades Adjacent to 
Pedestrian Areas 

All hifding orientations, facades, and entrances shalt amply 
saatndaroaki, 

a. Orientation of Buildings -All dwellings shall be oriented to existing or 
puMk or private , as outlined in Wig provision and in 
A - Land Division SQndards, with the exception th 

Dwelling Units comtmstd ' dance with Chaptea 4-9 
Provis'm may be an alley. Pnivab 
this the elements h Ch 
Req t. See Chapter 4.0 
slandards. 

1. Primary building entrances shall face the 

in Figure 4.10-13 - P~nrary BuSMW 
Ft. of the Streat, below. Primary 

en-nces may provide to ind'wMua1 un%, c l  
of units, murtyard dwellings, w n lrzbbies. Enttances 
shall open directly to the outside and shall not require 
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passage thmugh a garage or carport Qo gain a 
doorways 

2. Open courtyard space may increase up to 50 pement of the 
buiMing front beysnd the ack, as skswn in 
Figure 4.40-44 - Open Cou . Open courtyard 

that shall include pedestrian 
walls, ar sinnilar 
aping. For example, an 

the maximum setback of 15 ft. 

3. 

Q) 
b 
9 - - - 
1-, 
s 

E 
's 
0 m 

Section 4.10.60.02 below. 2 
Consister& with the criteria cited above, each of the triplex andJive-plex ueits are 
accessible @om apublic street via a walkway that is less than 200 feet long. In the case of 
the triplex units, the walKway extemh porn the public sidewalk along Comer Street and 
comets with the entrance on the south side ofeach usit. The nyppZicanfpoip7ts out that the 
LDC does not define 'primary building entrance. " While the triplexes are architecturally 
oriented toward Ccrnser Street, the south entrance to each unit is viewed as the primary 
entrance due to the &ec$ access it provides to the living room garage tf euch unit, as 
well as the alley. Functionally, walkways to each of the north entrances are less likely to be 
used on a regular basis as on-street parking is not aloud along Comer Street, and because 
the dining room of each unit is at this end ofthe building - a space nut typically associated 
with the primary entrance to a residence. Further, extending the pathway to the south 
enfrance rather than the north entrance of each unit allows the i~ndscaped area north of 
the tripdexes to remain minterrupted, tkreby providing a cokesive reereattattonal space. A 
comparison of Attachments 'Gl ' and '62' illustrates this point. Nevertheless, if connections 
to the north entrance of each unit are required, the applicant wouldprefer to remove the 
pedestrian pathway along the south side of the units so that the arnouprt of impervious cover 
is not comparatively increased. 
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Regardless of whether the applicant chooses the option to construct the two senior quadr or 
two four-plex buildings in the eastern portion of the site, these buildings will not be oriented 
toward apublic street. However, a pathway less than 200 feet long will connect fhe 
primary entrance of these units to the public sidewalk along Comer Street. Based on the 
example shwn  in Figure 4.10-1 3 of the clmter of four buildings that me situated between 
two of-street parking areas, the applicant believes the proposed buiMing configuration 
satisJes LDC Section 4- '.U.dO.a(I)- In theJigtard, now oft& four bailclling~ is oriented 
toward a public street, bug its primary entrance is noted to be within 200 feet of a sfreef. 

Consistent with 4.10.60.Ol.a(3), parking associated with the triplexes will be situated in a 
single car garage and accompanying driveway for each unit. Five additional parking 
spaces are requested along the north side of Sorrel Place, but not immediately in fiont of 
the triplex buildings. 

b of Frontage - On with 100 ft. or OfpuMScor prkrats 
ge, at least 50 percent of the site frontage width shaN be 

ewupied by hiwings the maximum setback &Mished for 
the zone, tSl& v this pmvLion ski!  be altowed as 
outlined in Section 4.10.60.01.a.2, above. See Figure 4.10-16 - Portion of 
Building Required in Setback A m  on Siteas with At L 
Frontage. For s b  Wifh fea than 100 ft. of puMi or 

Both of the proposedprivate alleys will be situated in separate tracts. This results in a lot 
being created to acwmodafe the three triplex buildings (Zot 12), a second lot that will 
contain the threeJive-plex buiMings and the cornrnwlity building (Lot 1 I), and a third lot 
for either the senior quads or the four-plex dwellings (Lot 10). Lot 10 has less than 100 feet 
of$-ontage @long Comer Slreet. Lot 1 I has 100 feet offiontage along Both Jasper Street 
and S o d  Place. Lot 12 has more than IOU feet of$-onfaage along Comer Street, but less 
than 100 feet offontage along Jasper Street. When a lot has fiontage on more than one 
sireet, Section 4.10.60-01 (b) doesn't indicate i f  the criterion applies to allfion&zges. 
However, given thaf consistency with the criterion is determiwd bawd on the percentage of 
a building placed within the maximum setback; and that onlyfiont yard setbacks typically 
have a minimum and maximm distance, the applicant interprets this st&d to apply to 
only thekont ydstreetfonfage- mrefore, onZy Lots I I  and 12 are subject to this 
standard; as the fiord yard for Lot I0 abuts the eastern boundary of Tract 'By not Comer 
Street and no other portion of the lot abuts a street, be it public or private. 

Lot 12 has approximately 25 7 feet offontage along Conser Street, 50 percent of which is 
ayproximately 7y29fief. i%e north elevation ofeach ofthe three triplexes is approximately 
77feet long, fov a total building length of 231feet fAttachment Gj. &cept for the covered 
patios provided with each unit, each triplex is set backfiom the public right-of-way for 
Conser Street by 25feet. The applicant is unsure whether placement of the buildings up to 
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the maximum allowed setback distance satisfies Section 4.10.60.0 I @). If this is not the 
case, then each of the triplexes can be shzped north so that their entire length is inside of 
the maximum setback distance. Such an adjustment could be accomplished through a 
condition of approval. 

The Sorrel Place fiontage of h t  I I is approximately 255feet lung and contains buildings 
within the maximum allowedfi.ont yard setback for a total length of approximteely 95 feet. 
This constitutes less than 50percent of thefiontage length. However, Sections 
4.10.60.01. a(2) and 4.10.60.01 (@) wte  thad. open courtyard space may increase the amaunt 
of building frontage located outside of the maximum setback up to 50 percent. (Note that 
Section 4.10.60. 01 .a(2) states that an increase to the amount of street3ontage with 
buildings located outside of the maximum setback as required by Section 4.10.60. 01 (b), is 
allowed if open courtyard space is present-) The applicant interprets this exception to 
require t k t  on& 25percent of the streetfiontage sfiptrlated irt Secriop2 4.110.6tf 01 fb), or 50 
percent uf the originul 50 percent, mmt have buildings situated within the r n - m u m  
allowed setback. This results in a minimum required building@ontage length of 
apprcpximutely ri$feet (255 x 0.251, which is satisJied by portions ofthe community building 
and Building 4 that are widhin t k  allowed maximum pont yard setback of 25 feet. 

F 

c. Windows and Doors - Any facade facing streels, sidewalk, and mukti-use 00 

shajt eonbin a minimum ama of 15 CS. 'Y - - - 
rC, 

wall ~alcsrlsttion when drrtemining Wis minimum 15 s 

E 
C 
0 

At least 15 percent of the area of each elevation of the triplex, four-plex, five-plex, and 05 

senior quad buildings thaf wodd face streets, si&walks, or multi use paths will contain 2 
windows a d o r  doors, @ttachment 0). 

d. Grading (Cuts and Fills) - Stntctuies and on-site improvements shall be 
desiglned to fit @e natural contnum of the site and be co nt with fie 

~ c e  Pmvisions of Chapter 4.2 - 
Landscaping, Buffering, Screaning, and 
H a r d  and Hillwide Welopm~nt 

, Clnrpter 4-12 - S@ 
P n Provfsions, and Chapter 4.13 - RSparian Conidor a 
Pnnrksions. 

As discussed above, the site is relatively $at. Development ofthe site as proposed will not 
&ustically alter its existing topgraphical relie$ Consistency with requirements of 
Chapters 4.2 have been disc~lssed above. The site does not confain any ofthe nutwal 
resources or natural hcazards regulated by LDC Chapters 4.5, 4-11, 4.12, or 4- 13. 

4.10.60.02 - Parking Location 

a. Standards 

1. Patking loCs shalt be to fie rear oC buirczings. 
Ministerial exceptions to this standard allow parking to the 
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side of a building if required parking cannot be 
acc~m s 
may be granted in the following cases: 

a) Where lot depth is less than 75 ft.; 

b) Where parking on the side would presente Natural 
W-rds or Natural Reso 
of a site, and: that wouid 
of parking to the rear cd 

c) Where a common outdoor space at least 200 sq. ft. is 

s*; andlor 

d) Where parking on the side would solve proximity 
ntranws and parking 
is case involvw a 

situation where a parking lot to the rear is in excess 
&%00Rfmtheertttancsstothe 
being served by the parking iot. 

2. On corner lots, paating areas shall not be located within 30 
ffdaroadway ms.4 from the center of 
Uie curt, radius ta the edge of the g area's curb or 
wheel stop. 

Triplex Dwellinns 

Required vehicularparking for the triplex units will be provided through the use of a 
garage and accompanying driveway corresponding to each unit, (Attachment G). However, 
as noted above, three of the required parking spaces are proposed to be located along the 
north side of Sorrel Place. The use of a garage and a driveway to satis& aportion ofthe 
requiredpurking demand for each unit is consistent with standards noted in Section 
4.10.60.01.a(3). 

Senior Oua& / Four-plex Dwellings 

As discussed above, common parking spaces situated along the easterly alley are intended 
for use by residents of either the senior qua& or the four-plex dwellings. The parking area 
would be situated to the side of these buildings rather the to the rear so fhaf open space may 
be pmvidgd ia this area imtead 

Yehieular parhng demand generated by each ofthe five-plex units will be satisJ;ed by 
spaces located along the south side ofthe private alley that loops between Jasper Street and 
Sorrel Place, (Atfachmenf GI. Buildings 4, 5, and 6 will be oriented so thar- these parking 
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spaces are either to the rear or to the side of the structures. The applicant notes that it is 
necessary to situate the parking spaces to the side of Building 4 so that a 6,800 sqme-foot 
common green area may be placed to the rear of the structure imtead 

4.10.60.03 - Ratio of GamgelCarport Facade to Street, Placement, and Materials 

Provisions for the d o  af gatwe and rt %cads to the placement, and 
matetiak shaii be as out(ined in Section 4.10.50.02. 

Similar to the configurafion of garages aftached to the proposed single family horns, single 
car garages attached to each triplex unit will be recessed&om the fiont of the dwelling by 
at least four feet, (Attachment 0). litre total area of the garage wall is less than 50 percent 
of the tota1J;ont elevation area of each triplex building. Bailding materials used to 
construct the hbitable space of each triptex unit will a h  be used to construct the 
msociated garage- 

4.10.60.M - Menus for Pedestrian Features and Design Variety 

a. Ped Features Menu for Triplexes, Fourplexces, and Townhomes - 
nhome shall incorporate a minimum of one 

m. The appiicant shalt 

m 
iwlusion a$ as CD 

- - - 
iC, 

1. Elevated Finished Floor -An elevated finished floor a L= 
of above Uhe nea& E 

s 
0 
m 

2. Front PorcheslPatios - A  front porch or front patio for each 3 
a minimum of 60 

3. SidewalMWdkwav to Front Door - A minimum three-ft.-wide 
walkway reonstnt surFac~ #oat is not 

the 
sha Pad 

Each of the triplex units will be consbructed with a coveredfiontporch, as will each of the 
four-piex andfive-plex units, fAttachment 0). These porches will be consistent with the 
minimum dimensions aruI area noted in the criterion cited above. A hard surfwed walkway 
a minimum ofthree feet wide that is separatedfiom a driveway will extendJ";om adjacent 
public sidewalks to the JFont door of each triplex, four-plex, and@-plex unit- Pedesfrian 
access to each of t k  senior quad buildings, ifconstmcte~ would also be provided in the 
same manner. 

b. Design Variety Menu - Roof fo 
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a six-in. overhang. Mixed use bu l  
decorative cap, such as a para@ 

I . - A N'nimum of 225-in. trim or recess around w3nd 
and doors that rough not requid, wider 
trim is s-ngly eneouraged. 

Buildinn and Roof Articulation - Werior building elevations 
ign feawres such 

a) Off-sets or breaks in roof elevation of three ft, or 
more in hasight, corn Wo ft.. or more in heigM, or 
at ie& W& eaves; 

b) Recesses, such as decks, patios, courtyanls, 
a minimum depth of f t  and 

minimum length af four ft; andtor 

c) Extenaiioodprojections, such as floor area, porches, 
, e n t r a n ~ ~ ~ ,  etc., &at have a 

minimum depth of two R and minimum Imm of 
four ft. 

3. - Buikfings 8haJl have a minimum of twa 

brick 
e a mtnlmum of 

two different pa#tems of the same buiMing material, such as 
scalloped wood and lap sMing, tttc. on e a h  €acing 

. T h e  mq PeQs ;pp.e fsxdmke d PwdipWm 
and roofs, and pertain only to the walls of a structure. 

5, tncreasd - A  minimum m a  of 20 percent 
windows andlor dwelling doors on h c a d ~  facing streets, 
sidwvalks, and mutlti-use m s .  This 

facades. Gabktd a 
att csrlculam *en d Was minimum 20 

percent calculation, 
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6. Increased Roof P W  - A mhirnum 6:12 
least a six-in. overhang. 

Architectural Featunes - At least one amhitectural feature 
that face ahe street. 

the front facade. 

8. 

on the front facade. 

V )  
Each of the proposed mu1tifamiEy bwellings will inco~porate the following Besign elemnts, a 

at a minimttrrr, (Aftmhmenf 0): 9 - - - 
+.. 
c 

primary roof pitch of at least 6: 12, with only a few at 4: 12; 
eave overhangs of at lea-& 18 inches; E 

.G 
* minimum window area of at least 20percent on facads thaf face streets, sidewalks, or 0 

m 
+I, 

multi-use paths; and - two dzTerent types of wood siding pagerm a d o r  mate~als (e-g., lap and board and 
3 

batten, or lap anb shkgless). 

4.18.60.05 - Service Areas and Roof-Mounbd Equipment 

Sewice amas for residential building types other than singlrs-family, duplex, 
and ttiplex units shall ol20ft, onaite and 
d - s h  midsntiali h i  hall atso ed WW 
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landscaping. When senrice areas are provided within alleys, the alleys 
shall be constrvded in accordance with the provis in aapter 4.0 - 
Improvements Required with Dewellop 

Refuse enclosures are proposed within both multifamily portions of the site. One will be 
located at either end of the group ofparkig spaces on the south side of the private alley 
that is behind buildings 4 5 ,  and 6. A single enclomre would also be situated in the alley 
adjacent to Buildings 10 and 11. A distance of more than 20 feed. separates these enclosures 
from adjacent resiclential buiMings, @ ffachment G). As discussed above, these facilities 
will be appropriately screened wifh fencing and l d c a p i n g .  

Roof-mounted mechanical equipment will not be used with any of the proposed residential 
stvuctures. 

4.10.60.06 - Pedestrian Circulation 

These addikionai w a t n ' a n  drcui&on standards apply to all residential 
devekopments with eight or more unib. 

b. Standards 

i. Continuous Internal Sidewalks - Continuous inLemal 
sidewalks shall be provided throughout the site. 
Discontinuous iwmal sidswalks sh1I be perm- only 

to a fulkim inbml sidewalk on abtting 
properties, Mure p 
recreatim areas and ped 

2. Separation from Buildinns - internal sidewalks shalf be 
*Pa ffom dweflim, measud 
from to any dwelling unit. This 
standard does not apply to the following: 

a) Sid dmg puMic: or private tfsectb 
meet building orientation standard; or 

b) Mixed usec buiMiw and multi-famw densities 
exceeding 30 units per acre. 

c. Connectivity - The i lk system shalt con 
streets to primary building entrances. The internal sidewalk system shall 
connect all builldings sife and shall connect 
patfring areas, bkycl 
common areas, and abutting public sidewalks and multi-se paths. 

d. 

emergency vehicles, shail be concrete and shall be at least 12 ft. wide. 
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Private mum-use paths shal be of the same materia& as private sidewalks, 
or aspbaa, aasrd shall be at for ks 
and mum-=@ puls shaH meet City Engineering stamlards. 

e. ings - VVRere intemal sidewalb c rculation area or 
rking aisle, m y  drali be ~Ierarfy marked 

ing, 
such as an elevation change, speed humw, or s ~ p i n g  is encoupaged. 

A continuous internal sidewalk system will be constructed through the development, notjust 
within the multifamilyportiom of the site. n e  walkways will not only w n e c t  various 
portions ofthe site to earb otkr,  but also connect with the adjace&@Xri: sidavalk along r- 
Conser Street, Jasper Street, and Sorrel Place. These walhways will be bufleredfiorn ey) 

buildings undproperr"y lines by a landscaped area at least five feet wide. In portions of the - - - 
site where walkways moss vehidar circula5ion area $key will be paved with coWasting .c., s 
materials. Otherwise, walkways shall be verticalIy separatedpom vehicular areas by a 
height of at least six i n c h ,  and horizontally separated by a larrdscaping saip at least$ve 

i! 
k: 

fief wide. 
0 

B 
4 

Where pathway abuts common parking spaces a six-inch vertical separation will be 
maintained between the walkway and parking space, except for handicapped parking 
spaces. Additionallyy the walkways will be 7-l/z feet wide in these areas to allow for vehicle 
bumper overhang, while still providing a walkway width ofJve feet. 

Section 4-10.70 - STANDARDS FOR COMM , AMD CNK: 
DEVELOPMENT 

a. AT1 new commercial, industrial, and civic buiiding types and associated 
featu h as parking bts, in a11 mnes that n 4.q0.70 
shall with Sectiome; 4.1 

The subject proposal includes the construction of a new 1,700 square-foot community 
building- ?%is use could be considered to qua1zB as a Civic Use rather than an accessory 
use, and would then be subject to the development sta&& co&ained in Section 4.10.70. 
Given this potential, the applicant has elected to respond to the relevant criteria, below. 
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4.10.70.02 - Building Orientation 

on GoRIer parctsls 
streets med to 

meet this standant must include the elemen& in Chapter 4.0. 

a. Street Frontage Setback - At least 50 percent of the building's linear 

b. Entrances - All building sides that face an adjacent public or private street 
. When the site is 
anglaofuptotM 

n mtraw. Exa 

50 ft. between the entrance and the street. 

c. t parldng or vehicular &mutation 

f. Grading (Cuts and Filts) - Stfllctures and on-site improvements shatl be 
of the site and 

Landscaping, Bumring, Screening, and Lighting, 
W-sdl and NCflfsiidle We!epent  Pmwblom Cha- 4-14 - Himiurn 

(lVlADAj, Chapter 4.12 - 
, and ChaNer 4.43 - Wpatian r and WeCfand 

Provisions. 
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The community building is proposed to be located at the northwest corner of the 
intersection at Jasper Street and Sorrel Place. As shown on A ffachanent 'G ', the main 
building wall of the east elevation is set backfiom Jasper Street by a distance of 10 feet for 
its entire length, except for a covered entry thatprojectsJive feet into this setback. The total 
length of the east elevation is approximutely 28 feet, of which the covered enby constitutes 
I l feet. Abng Sorrel Place, the main buircting wall of the sottlth elevafion is set back a 
distance of at least 8 feet. The total length of the south elevation is approximtefy 61 feet, a 
portion of which that is roughly 45 feet long would be set backfiom Sorrel Place by a 
distance of &feet. Secti~n 4.10.70.02fa) does not strstrpulute how t.he &Zdingfio&age 
setback standard should be applied when a building is situated on a corner, and neither 
does the figure referenced in by thaf criterion. The applicant points out thut while both the 
east and south building elevations contain an entrance, consistent with Section 
4.1 O.70.02@), Sorrel Place should be considered as the primary street@ontagefiom which 
the m i m m  setback distme shuld be ay,plied be-e the soutk2 building elevatr-on is 
longer. Aditionafly, it is reqmted that Sorrel Place be trsed for vehicular pmkiptg related 
to the community building. Given this interpretation, the south elevation would be located 
in the fiontyard, and be consistent with the eorrespondingfiont yard setback of the RS-12 
zone and the maximum building fiontage setback standard ofSection 4.10.70.02(a). 

As mentioned above, the required vehicular parking spaces related to the community en 1x3 
building are proposed to be located a lo~g  the north side of &pel Place. While this is a $'" a 

L. 

varianee to standard$- contaipred in LDC Chapfr 4.1, it &s not comtifvte a variance to C 

u 
Section 4.10.70.02.c, as the parking would be located on the street to which the building is c Q, 

oriented and not between the two. E 
.c 
0 m 

Just like the remainingportions of the site, the topography in the area of the community 
building is essentiallyjlat. The proposed excavation and grading activities will nut 2 
drastically alter these conHitions, fAItgchment K). NOPE of t k  sign@cant natwal resources 
or natural hazards regulated by chapters of the L X  listed in Section 4.10.50.01 (4 are 
present within the development f o o w r i ~  of the project. 

4.10.70.03 - Pedestrian Circulaaon Standards 

a. fPequiremrenEg for Nlew 
Commercial, induskial, or C 
$.IB.'IT8.Q1 -6 - 

1. Continuous Internal Sidewalks and Mu&-use Paths - A 
continuous i 1 sidewafk, including -0ciatM 

m, no less than five ft, wide, 
shail be provided Irorn public sidewal hb-cpf-way to 
all customer entrances, and bstolv-n c er entranca9 of 
aif buiiding9, as down in F@um 4."118 - Site Davebpment 
Element Locations. Sid 
convenient and brm a 

paths sakatt t>#? no l e s s  than 42 ft wide. 

2. Sidewalks ajona Buildina Waiis - Sidewatks no Iw than five 
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ft. wide shall be provided along the full length of building 
er entmnce and alang any waif 

enttfance and 

19 - Site Development Element Locations. 

Sidewalk and Multi-use Path Surface Treatment - Public 
intern;al sidewaiks shall be eonmtte and shall be at bast five 
fL wide. PW&e Wrnal smewatks shaM be c o n e m  or 
masonry pavers, and shall be at least f i e  ft. wide. Public 

, such as f 6 ~  mw, pcbd 

least 12 ft. wide. Private multi-use paths shall be of the same 
materlab as mats skfswalks, or sphart, and shalt be at 

rials used for puMe fkds and 
multi-use paths shall meet City Engineering atandanis, 

rial. Additional 

enctpumged. 

Connection to Adiacent Prowrties or Streets - In addition to 
the Ik can 

residential paopefies. 



The community building will rely on the internal sidewalk network that serves the 
remainder of the development site, as described above. These paved walkwqs are at leasf 
five feet wide and connect the various portions of the site with adjacent public sidewalks. 
As shown on Attachment 'O', the north, south, and east elevations ofthe community 
buiMing each have an entrance. Walkwqs are provided along each of these elevations and 
are separcztedJi.orn the btiilding by a l a d a p e d  area at leastfive@et wide. Given the 
required building setbacks along these elevations, it would not be possible to place yet 
another walkway between the public sidewalk and the proposed building. 

b. Additional Requimment for New Development and Additional List of 

requirements of Section 4.1 0.70.01 .d.l . 

1. Driveway Consolidation - Removal of at least one driveway F= 

ht 
63 

Urmugb all or a ation, such that q 
the n& number of dtivways for the sib b at h s t  one I e s s  - - - 
than prior existing conditions for tRe site. .c, 

C 

2. E e 
0 
m 

W e r  sf&, when 
completed, be a minimum of 20 ft. wide. 

4 

4. Covered Walkwavs - Instaiiation of weather protection 
nrrsutting in 
around all buildfngg aMf 
adjacent public gedestrian facilities. 
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Ofthe options listed above, the applicant requests that the proposal be considered as 
demonstrating consistency with Part (3) of Section 4-10.70.03. b by reducing the total 
parking demand for the community building through the shared use of on-street spaces. A 
total of nine parking spaces me required to satis& the demand ratio assigned to this use. 
Rather than construct these spices elsavhere on the site and increase the amount of 
impervious cover, the applicant has requested that the north side of Sorrel Place be used for 
these parking space instead On-street parking spaces are generally viewed as shared 
spaces in mmt situations, as t?zy are intended to handle the ove$ow parking dew& 
associated with ~;~~roundingproperfi~s~ In this case, the subject Bevelopment is the mly 
parking demand generator, and only on rare occasions will residents of the site be likely to 
drive to the community building. Zke rest of the time, these spaces will remain av~ilable for 
me by idividuals visiting the development. 

4.10.70.04 - Vehicle Circulation and Design Standards 

1. Parking lots shalt be placed to the rear of buildings in 
accordance with Section 4.10.70.02. Administrative 
exceptions to this standard are allowed based on the 
foflowing provisions. To the extent that required parking 
cannot be I to tfre rear of the bifdSng due tai &her 
requirements of this Code or unusuak site; constraints, both 
of which are defined in the following paragraph, the amount 
of parking and wehue cfmlation that cannot be 
a~cornmwiiated to the mar of the building may be provided 
oniy to the side of the building. 

2. Other requimmcs& orf Wis W e  may include, bat am not 
necessarily limited to, significant Natural Resource and 
Natural Hmrd p~ovisions in Chapter 42 - hndscaping, 

b. Corner Parcels - Parking areas shall not be located within 30 ft. of a 
on, as tJw r of the curb radius to the 

am's curb or .C#h-I sasp. 

c. Parking Lot Access - Commercial driveway approaches shall be used to 
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As noted above, the requiredpurking associated with the community building is proposed to 
be located along the north w b  of Sorrel Place. Therefore, none of the criteria cited above 
are applicable because a parking lof is not being created 

4.10.70.05 - Standards and Menus for Pedestrian Features and Design Variety 

1. Weather Protection -Where new commercial and civic 

napis, shall ibe provwed and 
maintained along at h t  60 psrcent of any building wall 

andlor pedestrian 

2. Pedestrian h e n i w  Requirements -All new development 
n M 

a, 
9 - - - 
.w 
s 

re or Su Number of 
Amen 

< 5,000 sq. ft. 4 

3. Acceptable Psdestrian Amenities - Acceptable pedestrian 
of Which are 

shown in figure 4.10-23 - P 

a) Sidewalks with ornamental tntabnents, s u ~ h  as brick 
pavers, or sideuvalk 50 perscent wider &an required 
by this W e ;  

Ik phntc~s, Flarith bnch- and public stn 
seating; 

c) Significanf puMiG art, such as sulmne, fountain, 
clock, rnuraf, etc-; 

d) Mini parks or plazas that pmvide a minimum usawe 
a m  of 300 sq. ft.); and 
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e) Street trees of a caliper 50 pemnt wider than 
required by this Code. This a 
presewadon of heaithy mature bees adjace* to the 
street sidewalk. 

4. - Pedestrian amenities 
general public from an 

improved street. to mini parks, p 
sidewalks shall be prow@ed via a pubfic right-of-~~ay or a 
public access easement. 

While the communiiy building could be accessedfiom public sidewalks along Jasper Street 
and Sorrel Place, the building k m t  abutting those sidewalks because of the required 
PUE 'x Thus, weatherprotection is not required along the corresponding building 
elevations. Il"hc? community building is primarily used by residents within the development 
and will have coveredporches for enhanced weather protection at all three entrances. 

The proposed communiw building has a gross floor area of 1,700 spare feet, which results 
in the requirement ofproviding one pedestrian amenity. Ehe 6,800 square foot common 
green area west of the building is larger than required to sati.& the green area and outdoor 
space requirements related to development of the proposed residential buildings. As 
discussed above in response to development standards of the RS-12 Zone, a surplus of 612 
square feet remains a#er the requirements for green area, comnzon outdoor space, and 
private open space are accounted for. Therefore, the applicant proposes to rely on this 
surplm area to s~~fr*s& 4- 10,70.05.a.3(d). This space will be directly accessible to the public 
due to the abutting public sidewalk along the north side of Sorrel Place. 

b. Design Standards and Design Variety Menus 

Encmehments - Special arehitedural featurn, such as bay 
windows, decorative roofs, and entry features may, with City 
Councit approval, project up to three fk into public rights-uf- 
way, provided that they ate not leas than nine ft. ab-ovie the 
sidewalk. Trellises, canopis and kbric awnings may 
p w t  6.5 ft. into ks and pubtie rights-of-way, 
provided lthlric they are not Sslss than eight ft. above the 
sidewalk. No such impmemen& shalt encroach into alley 
rights 

LoadinalService Faciiities - Loading and service areas such 
to minimi+e conflicts 
ed in accordance with 
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3. Roof-mounted Equipment - Roof-mounted equipment, such 
as heating, venGiation, and air anditionkg equipment, shafl 
be screened. Screening IfeaWres shall be at kast equal in 
height to the equipment, compalibte with roof lines, and 

in the buiklfing's extePior 
res indude such elements as 

1, or other sig re, etc. The m f -  
mounted equipmd sharllll be pai maQch the m F .  

4. Sinn Standards 

a) Polie-~notlnlted, nding signs are prsfiibited in 
Neighborhood Center (NC) Zones. 

b) Blade signs piaced under awnings are aftowred aiong 
Shopping Streets. 

C )  aining sign provisions are in accordance with 
Chapter 4.7 - Sign Regulations. 

5. Lightinn Standads - Lighting shalt be provided cons with the 
llighting provisions in Chapter 4.2 - Landscaping, BufFeting, 
Scmning, and Lighting. 

None of the architectural features of the proposed community building will encroach into 
t h  d j a c e ~  public rights-of-way- 

The refuse enclosures located along the private drive immediately north of the building will 
be used to collect trash generated at the community building. These facilities will be 
screened consistent with sfandar&J;om LDC Chapter 4.2, as discussed above. 

Roof-mounted equipment is not proposed in conjunction with the community building. 

A singIe s i p  is proposed for the entire development and will be located along Conser 
Street, immediately west of the Jasper Street intersection. The sign will be consistent with 
applicable st&r&fiom LDC Chapter 4.7. 

As shown on Attachments 'G' and 'M', site lighting will be installed to illuminate internal 
walkways, private drives, and parking areas- AN private lighbingJi.twes wild be consistent 
with the standards presented in LDC' Chapter 4.2, as dismsed above. 

6. Windows - The provisions in this Section shall apply to placement 
w Figure 4.10-24 - Wndows and Mass Doors on 

is prowibed for mntea. 

a) Ground Floor Windows and D Q Q ~  - ace@ for the 
Neighborhood Center (NC) m e ,  wtrich is add 
in "'c," hlow, a minimum of &O psreent of the lengfi 
and 25 percent of the in height from the 
adN8nt grade of any ing facade shall 
contain windows andlor gl8ss doors. An exception 



may be granted if the expansionienlargement is for 
space neither adja to a street nor open to 
customers or the pubfic- Additional requireme& for 
windows shall include the following: 

1) Ground W r  

Ground fkmr Ylfindows shalt ako have a Top 
Treatment such as a hood, awning, or a 
s nt cornice sparafing the ground 
floor from the second story. AftemaWely, all 
ground floor windows shall provide a 
minimum threejn trim w recession. 
The Base Trea ndards under *tion 
4.10.70.05.b.l.d, below, and the Top 
Trreatnnent under *Wn 
4.10.70.05.b.7.e, below, shall be used as a 
guide for providing bumeacts and cornices 
that meet Uti standard. 

2) Window Type - Ground floor windows used 
to compfy with "a," above, shall meet at1 of 
Uls following s5andards: 

a. Opacity of greater than 60 percent 
pPohibifed for any required window; 
and 

b. Ground floor windows shall allow 
v adjam& sidewalks into 
working areas or lobbies, pedestrian 
entrances, or display windows set 
into the wait. Display eats= at tacM 
to the outside watl do not quafi. The 
bottom of windows shall be no more 
tlPan four ft. abve the adjacent 
exterior grade. 

The south and east elevations of the proposed community building will face public streets. 
The placement, style, and design of windoMts along these elevations is consistent with most 
of the standards cited above fiom Section 4. P 0.70.05.&(6). f ie  windows will occupy at 
least 25 percent of the first 12 feet in heightfiorn grade of each elevation. On the east 
elevation the windows are fiarned by the transition in siding materials and the support posts 
of the covered#ont porch, while on the south elevation, windows are fiamed by the roof 
eaves and eave brackets, as well as vertical breah in the roof line. These methods of 
fiaming the windows are appropriate for the residentially influenced architectural style of 
the proposed building, which would not be compatible with the methods suggested above. 
Lastly, all of the windows will be completely transparent and allow visibility into the 
buildingfiorn adjacent sidewalkx. 
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Despite these consistencies, the floor plan of the proposed building does not allow windows 
to be placed along 60 percent of the applicable building elevations, (Attachment 0). 
Portions of theJoor area dedicated to a restroom and storage areas precld  the 
introduction of either more or larger windows along the east elevation, which currently has 
windows and doors along 28percent of its length- On the south elevation, approximately 
43 percent of the building wall is occupied by windows and doors. To achieve 60percent, 
another 10 feet of wall area would need to contain windows or doors. Again, the floor plan 
of the building does not allow for this increase. Additionally, &though the use of the 
building could be classzjied as being civic in natwe, its actual use panerns will bg more 
similar to that of the associated residential buildings and not those of a typical civic use 
(e-g., a government building, a library, or akternal  organization). llihe qplicant has 
desigmd the structure to be compatible with the proposed residential structures and to 
contribute to the residential character of the development. Therefore, the applicant 
requests that the window coverage standards applied through Section 4.10.60.04.d(5) 
(multifamily POIS window cuveragc7) be applied to this building well. This standard 
requires that only 20 percent of building facades that face public streets contain windows 
or doors, which is substanhnhaZly achieved along the east and south elevations of the 
community building. 

7. Desisn Varietv Menu - Each structure shatt incorporate a minimum P- 

of three of the following five building design fea$urea 'The appfmnt B) 

shall indmte pmpgsed ogtions on 
9 

@ - - - 
pemils, White not all of *e dasbn +.J 

incSlnsh of as many as 6 
a, 
E 

a) 
.c 
0 
rn 

2 
BuiMing Wafk. 

b) Maximum WaII Swments - All building wall 

n 4.10.70.M.a.4. 

C )  Entrances - Primary buiMing entranceg shall be 
Wctd be 
by ash as 

ovehang, arcade, or portico. 

a) - A  n b M e  T ent 
consisting of at least one of the fol1owing: 
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1) Thicker walls, such as a bulkhead, ledges, or 
sills as v i e d  &om tke exierior of the 
building; 

2) ln-ratty textured materials such as stone, 
stucco, or ofher masonry; 

3) and ls 
nish 

4) Lighter or darker cobred k, Illtultions, 
or panels; 

5 )  Detailing such as scoring, Mbing, moldings, 
or ornamentation; or 

6) Planters integral to the building. 

e) - A mogniurble Top Treatment 
consisting of at Ieast one of the following: 

1) Cornice treatments, other than cokred 
stripes or bands that are integral to the 
buiWing design. Materials such as stone, 
masonry, brick, wood, galvanized and 

shati be used; 

2) Sloping roof (4:12 or greater) with 
overhangs. bverhangs may be boxed with 
moldings such as Moditlions, Dentils, or 
other moklings, as applicable; or contain 
brackets; or 

3) Stepped parapets. 

Comistet~f with the opfiDm provided above, the propsed community building will have 
wall segments that are less than 60 feet long and interrupted by horizontal offsets of 
approximately seven$et in depth (Part 'b 7. Foundation landscaping will be wed along 
these segments of the btcilding to bufleer its overd length (Part 'b 7. Enh-awes provided 
along the east and south elevations will be covered by apamed overhang with a gabled 
roof(Part 'c 1). This same roof paern is continued across the entire sfrwture and will 
have a minimum pitch of6: 12 (Part 'ef2) '). 

Natural Resources and Natural Hazards 

Please refer to the Nafwal Resources section of Part I of this project narrative for a 
response to the relevant Comprehensive Plan Policies and LDC criteria pertaining to 
m fwa l  resources and natural hazmds- Findings and criteria porn that discussion are 
incorporated here by reference. 
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2\IA FEATURES 

Applicable Com~rehensive Plan Policies: 

4.2.2 Natural featum and areas determined to be significant shall be presenred, 
or trave their losses mitigated, andlor reclaimd. The City may use 
conditions placed upon development of sudh lands, private nonprofit 
Mae, and City, State, and Federal governme& programs to achieve this 
objdwe. 

Applicable Land Development Code Sections: 

ion 4.2.20 - GENERAL PROVISIONS 

c. Ground Cov Tree 
Feaares fnv Map 

1 For shrub, groundcover, and tree specimens within the areas inventoried 
as part of %he Nalturat Fatures Inventory, ation requimenb shal 
ber in amdance with tbe provisions of Chapter 4.5 - Natural Hazard and 

Provisions, Chapter 4.1 1 red 
ADA), Chapter 4.12 - Sign n PwCection 

Provisians, and Chapter 4.13 - Riparian m d o r  and W e n d  Pwidons. Q) 

See Adopted Natef~al F Invenbtony Map dated December for cn 

infomantiDn warding venturied as part of the Wmml 9 - - - 
c., 
s 

Section 4.12.20 - APPLlCAB5LITY E 
C 
0 m 
.c, 

Vegetation Map. Significant Vegetation includes: 3 
a. Wighty P Significant. Vegemion (HPSW; and 

b. Partially Protected SignIccant Vegetation (PPSV). 

Standards for dsvd on management on s b  eontaining 
Significant Vegetation are included below. 

These provisions apply to Signifmnt Riparian Corridor and We*nd ateas, as mapped 
on the Gorvalfs Riparian Conidom and WeWnds Map. -ever, state and federal 
Wetland and ri reguwom nritlt to ap* to W m n d  and Riparian 
Gorridor areas Uhe City, regard hemer or not they are mapped on the 
-&IS9 W w d n  GoMors and W a n d s  Yap. Nowing in It%Pw ~ub4iom should 
hem Ing or nulfiFying or fedami mui 

lPle ad icanf  has identiJied two categories of natural features thaf exist on the site; mature 
trees and jwkdictioml wetlands. 
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As mentioned above and shown on Attachment 'I-A ', the site contains trees that would 
normally be comidered as ''signz$?fcantY' 6 therefore, be subject tuprotection through 
LLK' Chapters 4.2 and 4.12. Hbwever, as a result of determimiom made though the 
Natural Features Imentoly project, these trees were not designated for protection and may 
be removed wishout compensatory mitigaton. Mevertheless, the applicant points out that 
tkprimmy species of free cuwently found on t h  site is Black Cottonwood, which is a 
short-lived species that is prone to abnormal growth patterns and decay. The proposed 
landkcaping plan, @@achment I-1) will result in the planting of a variety of new tree 
species in greater munbers than what currdy  exists on the site 

Attachment 'J' shows the location and extent ofjurisdictional wetlands that currently exist 
on the site. A comparison of this exhibit with the CorvaZlis Riparian Corridor and Wetland 
map con$rm thaf t k  wetlands proposed to be removed through development of the site are 
not subject to protection standards contained in LDC Chapter 4.13. Regardless, the 
applicant has completed and received Department of State Lands (DSL) c o m e m e  of a 
f o d  wetland &IimaZion for the site. fra7lile the delinecxtion appovved by LSL ewres in 
April 2008, the Army Corps. of Engineers review ofthis same delineation expired in April 
2007. As a result, WiVHS h hired a wetland specialist to complete an updafed 
de1iwafr'on.) The previous approval allowed 1.67 acres of wetlands to be impacted, while 
the new &lineation reduces the impacted area to 1.65 acres. Subsequent to re- 
authorization of the updded wetland delineation, the appZicant will apply for a removal@ll 
permit that includes aproposal for mitigahahing the loss of t k se  wetIranth in a manner 
consistent with DSL requii-emerzts. The applicant has submitted a copy ofthe new 
blimafion with this appliahn. 

Applicable Comprehensive Plan Policies: 

11.2.1 The transportation system shall be planned and developed in a manner 
lo community liiabil izes and respects the 

of natural %am, and the negative effects on 
abutting land uses. 

11.2.10 Deve Pn, shall- be reviewed to ass~ure ttrs wntbruity of 
sidewalks, traits, multi-use paths, and Ipeelestrian ways. 

ljbe following discussion addresses Comprehensive Plan Policies and LDC criteria 
pertaining to vehicular, pedesh-ian, bicycle, and transit facilities. 

Applicable Comprehensive Plan Policies: 

I 1  -3.5 Loaf shall fie designed and buitt to discourage high s 
traffic. 
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1 4.3.6 Adequate shall be pmvided for emerp5mcy and 
service v e f i k b  while maintaining accessibirity h abumng pro 

14.3.9 Adwuate capacity shouM be providect and maintained on arterial and 

Applicable Land Development Code Sections: 

S ~ t i a n  4.0.60 - PUBLIC AND P R M E  STREET REQUIREM 

evaluations shall be requid of all develop me^ p r o w a b  in acwrdance Y- 
C9 
C3 - - - 
* 
s 

a Traffic Impact a, E 
AZ 
0 
Rs 
+Ir 

urn.  he T~PI d a l  be su 3 
proposed TIA shall reReet the magnitude of the project in accordance with 

The applwM s b H  ~omptets the 
an overan site development 

proposal. 

e. Development sites shall be provided with access from a public street or a private 
fhg crifBria in "d,"' abve, lmpmvebd to City sfandads in 

not improved to 
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Half-width street improvements, as opposed to full-width improvements, 
are generally not acceptabk. However, these may be approved by the 
Planning Commission or D i m o r  where essential to the masonable 
development of (he property. Approval for half-width street improvements 
may be aimed umen other standards w u i d  
met and when the Planning Commission or the 

ible to o k i n  the dedication andlor improveme 
the s-t on the other side d the h a l f d m  street is 
devefuped. 

k Location, grades, alignments, and widths for all public and private streets shall 

shall apply: 

I. ing pislnss are magrad and sWf d m  
not contain any grade changes (cuts or fills) that are in 
provis'ions of aamr; 4.5 - Nahtmt Wazard and WPWi 

. Cut and f i i f  is m natural grade. The 
l iden d fills and the ass 
ffb la this pnovi9ion. 

Eehall be dWgasrJ atong naihral co-um. 

2. Location of in a development shall not preclude development of 
to mnned extensions 

PIan andlor -ids for 
rk in the surrounding area. 

5. Local intws-ns shall be located a minimum of 125 ft. from any 
umep i&meetion. 

I. Where standards do not exist to address unusual situations, the Planning 
CommZssion ar Di mendad by 

The applicant has conducted a traffic impact study and a supplemental addendum for the 
proposed &velupment, which been submitted with the application, (Atfachme~ P). % 
&&found that the h7Ps generated under the proposed development and under the 
alternative were less than the trips generated under the original study- Page 9 of the st& 
presents trip generation dafa for each phase of the project, as well as a composite of both 
phase$. B h e  I r d t s  in a total of 23 Mpehzk how trips d 39 peak h u r  Pips, while 
Phase 2 generates a total of 19 AMpeak hour trips and 17 PMpeak hour trips. Due to 
more than 30 pips being generated during the PMpeak hour by Phase 1, a trip generation 
analysis was conducted to determine ifany of the intersections efected by the proposal 
suffered a decrease in Level of Service (LOS) below category "D. " Table 5, which is 
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presented on page 10 of the st*, notes that none of the egected intersections meet this 
criteria, and, therefore, no tr@w control mitigation is necessary. 

Access to the site will be gainedpom Conser Street, Jasper Street, and Sorrel Place. Each 
of these streets is currently substandard and will be improved through the subject proposal. 
As mentioned above in the Compatibility Section, the sidewalk along the south side of 
Conser Street that is west of Jasper Street will be reconstrz4cted as a separated sidewalk 
with a 12-foot wide planter strip between the sidewalk and the street. S i h a l k s  along both 
sides of Anper Street will also be recom'rwted as setback s i ha i k s ,  com.steni with 
standards for a Local Street. I;Yhile Sorrel Place is also designated as a Local Street, the 
applicant has been acEvised by the City thar on& the sidewalk on the north side of the street 
mltsf be reccifzsmted as a separaed sidewalk 172is approach is allowed through LDC 
Section 4.0.60. e(2). Kbe City of Corvallis owns the property that is adjacent to the south 
side ofthe street and controls ifand when development may occur. Additional public right- 
of-way will be dedicafed to extend Sorrel Place west to the boundary of the project. The 
City has also advised the applicant that the curbside sidewalk along the south side of 
Conser Street and east of Jmper Street does not have to be reconstructed at this time due to 
the short distame of streetpontuge the site has in this location. 

At the east end of Sorrel Place, the applicant will construct afire turn-around to facilitate m 
0 

the movement of emergency service vehicles. In &ition to this improvemenl; the applicant 3 - - - proposes to iasta1Z "No Parking" signage along the soltth si& of Sorrel Place. This will l..r 

alert residents andguests of the triplex units, as well as those individuals using the e 

cowunornily building thalpwking on Sorrel Place is only dowed on the north side of the e i!! 
slreet. o m 

1..r 

In addition to the improvements to these existing streets, the applicant will also be 
3 

constructing two new private alleys to provide access and 08-street parking to both 
portions of the &velopment. Consistent with associated requireme~s, both allgys will be 
located in a separate tract in order to simp113 long term maintenance and access control 
issues. As shown on Attachments 'F' and G', tlae alleys will include raisedpedestrian 
wdkways on both sides of t b  drive aisle. The walkways on the north side of each alley will 
be separatedfiom the pavement by a Cj-foot wide l d c a p e d  area and six-inch tall curb. 
On the south side of each drive, a row ofpetpendicular parking spaces willfiont the 
walkways. The width of these walkways hus been imeased to 7-1/2fiet to allow for 
vehicle bumper overhand and a clear puthay width of at 1eastJive feet, which is the typical 
width of a sidewalk a l o ~ g  a l o c ~ l  street. Pavement wid& along the alleys will vary 
between 24 and Zdfeet. Parallel parking will be prohibited along the north side of each 
alley to facilitate circulation of emergency response vehicles, leaving a clear width of at 
least 24 feet, (Amhment F). Based on the Ciq  of Corvallis m-street Parking and Access 
Standards, this width will also be adequate to allow for maneuvering vehicles into and out 
of the pepndicuiar parking spaces without causing conflicts with the triplex units or the 
four existing attached dwellings. 
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?'he applicant notes that, along Jasper Street the separation distance between Comer 
Street and the western alley is less than 125feet, as required by Section 4.0.60.k(5). In 
addition, the separation distance betweea Sorrel Place a d  the eastern alley is also less 
than 125 feet. Unlike most typical local street intersections, the amount of trafic traveling 
thpozigh the site along these d e y s  will be comprafively miniml- As shown on Attachment 
'6: &quate vision clearawe areas will be maintaimd at both i&ersections, allowing 
motorists to see cars entering or leaving the opposite drive, as well as pektrians and 
bicyclists that may be traveling along J m p  Street. Given these site conditions, the 
applicani reguests thQf t h  Ciiy Engineer grant an exception to t k  intwsection separation 
standard, as allowed be Section 4.0.600). 

n. Blmk Perimeter Standanis; - The biknnin nrcquinements apply to 
all development projects. Exceptions to th 

I Residenal Standards - 

a) Corn- Bfocks - DevelopmenEg shslll create a series of compiefe 
Mocks bound by a connecting network of public or private streets 

b) Maximum Block Perimeter - The maximum Block Perimeter 
r than 300 ft. shall h e  a thmug 

c) Variations Ailowed Outrictht - Variations of up to 30 percent to these 
Iht to minRnine impacts to a 
an 15 percent, to parks 

rat Features, ta ex*ing 

The sireet layout constructed through the original Seavey Meadows Planned Development 
will be retained by the szsbjectproposal. However, previously approved private accessways 
will be convertedJi.om a series of dead-endprivate drivesflanked by clusters of townhomes 
to two looped alleys that will provide eflcielat vehicular access to the higher density 
portions o f t k  site. None of the blocks formed by these new private alleys have a perimeter 
that is greater than 1,200 feet, anH PW single blwk face is longer than 300$& Lke to the 
extensive amount ofwetlands surrounding the site, and no plans for add i fod  
developmen6 Sorrel P l m  will remin a &ad-elxdstp.eet on the east. 

Pedestrian Facilities 

Applicable Comprehensive Plan Policies: 

11 -6.1 The City shall require safe, convenient, and direct pedestnian routes within 
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alt areas of the communitl(. 

4 I .6.2 The communw shall give special consideration to providing a for 
handkapped people. 

l"16.4 New development and development projects shall encourage trian 
access by providing convenient, useful, and direct pctdestrian facilifies. 

11.6.6 Safe and mnvenient ped an fadliijws that minim* travel di*nce shall 
be provided by new development within and belween new subdivisions, 
pknned developments, dropping centers, indusCrial parks, residential 
amas, ~ m i t ,  stops, and neigbborkcod aet'wity antem such as shoots,  
parks, and shopping. 

Applicable Land Development Code Sections: 

Section 4.030 - PEDEST REQULREMENTS 

a. Sidewaiks shall be nequintd atong 

Sidewalks on Local. Local Connector, and Cul-de-sac Streets - Sidewalks 
sha inimum d' five ft. wide on nnector, and Cul-de- 
sac The sidewsiks shalt be sepa curbs by a tree pbMng 
area that provides at least six ft. of separation belween the sidewalk and 
curb, e x ~ p t t h d  this srewrated tree ptanting area s 
adjamnt ta ssiwafks Here  arvz aSIrrvyed tQ be 
Resource areas governed by Chapter 4.12 - Significant Vegetaaon 
Pmtection Pmvkk'on 3 - Riparia# CoREdof and Wetlanrll 
Provisions TKss ng a m  aha& also not be p m * W  
adjacent to sidewalks where they are allowed to be located within 
dminagway a m s  govenned by regul9tions in Chapter 4.5 - Natural Hazad 
and Hi*kde Denrelo 

Natural Hmad and Hiltside Dewekpment Provbbrrs. 

b. Safe and Gonvsnient P 
b c i P & ~  that minimke 
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4. For the pu of this Section, safe and convenient means pedestrian 
facilities that are free from hazards and that provide a direct mute of travel 
behween destinations. 

3. internal pedestrian circulation shall be encouraged in n w  developments by 
s-cting convetlient an ways, andlor 

whene appropriate- Pe n walkways shall be 
provided in accordance with the following standards: 

a) To maximize dim3 pedestrian travel, the on-site pedestrian 
ciwufation s shalt connect the sidewalk on each abutting 

to the main entrance of the pirmary stfirare on the site. 

b) Walkways shall be provided to connect the on-site pedestrian 
an faciiities that 

bordered on both sides by a minimum of fwe f t  of landscaping. 

shall be as direct as ibte and avoid unnecwary 
meandering. 

d) Walkwayldriveway crossings shall be minimized, and internal 
of access for 
fities, and transit 

stops. 

e) VT* tXle exception of wa 

As discussed above, pedestrian improvements will be made to existing public streets that 
are qaceent to the site. lfhese improvements are consistent with standards for Collector 
Streets and Local Sireets, unless otherwise directed by City Stag 

A new network of walkways within the site will facilitate pedestrztrzan travel throughout the 
development and to the abutfingpublic sidewa1K;s. ljCle wafbays will be at leastfive feet 
wide and bu,fi'eredJ;om adjacent buildings by l d c p d  areas. Pathays  will also 
connect to the proposed handicapped accessible &elling units. In general, 
walkway/driveway crossings are limited to the intersection of each private alley with an 
adjacent street Adequate visibility wiil be maintained in these areas to promote the safety 
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ofpedestriam In all otherportiom of the site where a w a l b q  is a4acent to a vehicle 
parking or maneuvering area, the walkway will be verfically separated by at least six 
inches, and in some instances horizontally separuted by landscaping. An exception fo this 
design standard is for handicapped accessible parking spaces along the east private alley. 

B h &  Facilities 

Applicable Comprehensive Plan Policies: 

11 -5.2 Bikeways shall provide safe, efficient corridors which encoutage bikycle 
use. Bicycle use of major streets shall be considered as impmvements are 
made to major tpatlsportation corridozs. 

I 1.5.8 At1 new and rdeveloped in~~tutiond, commercial, and mu%-family 
development shalt pmvide bicycle parking Facilities that include covered 
paFking. 

Applicable Land Development Code Sections: 

S d ~ o n  4.0.4 - BICYCLE REQUIREMENTS 
b 
0 

b. Safe and Convenient Bicycle Facilles - Safe and convenient bicycle facilities 3 - 
that minimize travel distance to the gmaW e h n t  prarctiieable shall be providd - - 
in conjunction development wiain and n new Subdivisions, +.I 

C 
Planned Devel , commercial developm areas, nesidential 

, transit stops, and neighborhood activity centers such as schools and z E 
pa*, a§ foilow: 0 

(V 

1. FOP the pu of this Section, safe and convenient means bicycle 3 
facilities that are free from hsuaFds and ~mvide a d i m t  route of travel 
b m n  destinations. 

No improvements are needed to the bicycle facilities associated with Comer Street, Jasper 
Street, or Sorrel Place. Comer Street is designated as a Collector Street and currently has 
a bike lane along the south side of the street. Jasper Street and Sorrel Place are Local 
Streets, on which bicycles share the travel lane with vehicles. 

The applicant is proposing to imtdZ bicycle parking areas throughout the site as a mans of 
providing the required number of spaces for each duplex and multifamily dwelling. Access 
to these areas will be aforded by the new private alleys and a network ofpedestrian 
walhays- Lighting is proposed in all areas of the site where cyclists typically fend to ride 
or park a bicycle. In addition, the duplex and multifamily dwellings also have private 
storage rooms that can also ~pceommodate bicycles. 

Applicable Comprehensive Plan Policies: 

11.7.5 New or redeveloped residential, retail, office, and other commencial, civic, 
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recreation, and other institutional facilities at or near existing or planned 
transit stops shati provide preferential ac to transit facilities. 

A~vlicable Land Development Code Sections: 

Sstion 4.0.50 - SIT REQUlREAflENTS 

a. Development sites located along existing or planned transit routes shalt, where 
appropriate, incorpotate transit stops and shelters into the site design. These 
improvements shall be instailed in accordance the guidelines and standards 
of the Corvallis Transit System. 

b. Development sites at or near existing or planned transit stops shall provide safe, 
convenient access to the transit system, as foliows: 

2. AH develo shall provide safe, convenierrt ped 
n the buildings and the transit stop, h accordance with the 

provisions of Section 4.0.30.b. 

A route of the Corvallis Transit System currently travels along Comer Street. Internal 
walhways proposed through the project will connect with the sidewalk along Comer so that 
residents and guests may safely and eflcien fly access the transit system. No additional 
improvements to the transit system are necessary crs a result of the proposal. 

PUBLIC FACILITIES SlFRM%ES 

Applicable Comprehensive Plan Policies: 

10.2.9 AII developments shall compfy with adopted utility and facilii master plans 
and the Capital Improvement Plan. 

10.2.1 1 Developers shall be required to participate financial& in providing the 
6s serve their proj as a condition af appmval. 

102.12 Developers will be responsible for the construction of all facilities internal 
to and ng their properCies and for needed extensions of facilities to 
and through their site. 

Applicable Land Development Code Sections: 

Section 4.0.70 - PUBLIC UTiUP( REQUIREMENTS (OR INSTALLATIONS) 

a. AH developntent sites shall be provided witfr public water, sanwry sewer, stom 
drainage, and tights. 

b. Where necessary to serve propew as speciFied in "a" above, required public 
12ations shal be constructed concurrenUy wiUl development. 

c. Off-site public utility extensions n sary to fully serwe a development site and 
adjacent properties shall be constructed concu~enffy with development. 
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d. To provide for orderly development of adjacent ptopefies, public utiIities 
instaiied concu with development of a site shalt be extended through the 
site to the edge of agaent  pnopetty(ies). 

e. All seqjuiired public arftrilidy in*llations shall confom to afae GiWs adolpted 

The applicant has submitted a agility plan that shows the locations and alignments of new 
and relocatedpublic utilities, as well as the location ofprivate service lines and meters, 
(Attachment L). The following dismission responds to Compreknsiv~ Plan Policies and 
LDC criteria pertaining to the provision of public facilities and services. 

Pdiic  W&r Facilities 

There is an existing f 2-inch diameter water main that runs along the north side of Sorrel 
Place. A new 8-inch diameter public loop will be constructed to serve the private alley on 
the east side of the property and to service a new fire hydrant. 2Tk single family units will 
be served by individual meters tapped oflof the main in Sorrel Place. The multifmily units 
will be served by group meters, which have the capacity to serve up to three buildings each. 
As apart of this project three new hydrants are being added. These hydrants have been 
laid out to meet fire code requirements that any point along a street musf be within 250 feet Q, 

of a hydrant, or within 200feet on dead end streets. 0 
3 - - - 

Sanitav Sewer FaciEih'es .c, 
s 
Q] 

There is an existing 12-inck diameter sanitury sewer main in Sorrel Plme. 'i"he single 
E 
C 
0 

family houses will be served by individual #-inch diameter services tapped directly to the a 
main in Sorrel Place. The multyamily units will be piped so that several buildings share a g 
single tap that will also connect with the existing main in Sorrel Place. 

Storm Sewer Facilities 

There is an existing 24-inch diameter storm sewer main in Sorrel Place. The existing street 
has its own catch basins. The new private alleys will be furnished with standard curb inlet 
catch basins connected to the existing system, as shown on Attachment 'L '. Treatment of 
stormwater run-oflfiorn the private alleys will be provided by metuzs ofa set of two 
Baysaver pollution control devices imtalled in new concrete manholes. Stormwater 
detention will be provided in buried oversizedpiping. Other treatment and detention 
options were considered but due to the tight nature of the site t k r e  was not room for above 
ground facilities. 

Existine Utilities 

When the initial development activities for the original Seavey Meadows development took 
place, water, sewer, and storm laterals were constructed to the north ofSowel in four 
locations. These utility clusters were to eventually extend udrneath the proposed common 
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drives that would have provided access to the various dwellings. Based on the proposed 
layout none of these existing utilities are usable. These lines will be abandoned in place, 
except where they would be under new structures, in which case they will be removed 

Franchise Utilities 

All necessaryJianchise utifiv lines eitherpont the site or are within immediate proximity of 
the proposed development. The applicant will coordimte with the appropriate private 
utility companies to ensure that t h e  services are available to each of the proposed 
structures. Franchise utilities will be installed in private easements or within the 7 foot 
PUE on the north side ofSowel Place. 

SOLAR ACCESS 

Awpfi~b1e &rn~rehemive Plan Policies: 

The City shall require all future subdivisions, planned developments, and 
other major developments, pius commercial and industrial development, be 
designed to reduce demands for artificial heating, cooling, and lighting by 
considering topography, microcl , vegetation, and site and structure 
orientation which m a x s ~ w  =&hem expum.  The Ciqr shalt develop 
incentive p q m m  for those developments tha% demonstrate sound energy 
~onssnration design andlor constnrction, such as density incentives or 
similar pmmms. 

Applicable Land Development Code Sections: 

Section 4.6.30 - PERFORMANCE STAMDARDS 

Residential Subdivisions and Planned Developments on parceis of more than one acre 
shall be designed so that Solar Access Protection, as defined in Chapter 1.6 - 
Definitions, is available consistent with the following: 

a. No reduction in Solar Access at ground lwel of the south face of existing 
residential buildings adjacent to the devel % 

b. Within Residential SuMivLians, a miinrimurn of $0 p ~ c e n t  of & contain 
dimension to a!- ori of the following minimum 

ground fkmr bngths of a buiiding to use soiar energy: 

1. 30 tineal ft. per unit for Single-famify Detached dwelling units; and 

2. 15 lineal R per ground fkmr unit for dwelling units other than Singfe-fami& 
Detached dwelling units. 

c. In Planned Developmentzr, a minimum of 80 percent of the buildings contain: 

1. Sufficient eastfwest dimension to allow the following minimum ground floor 
lengfhs of the building to use solar energy: 
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a) 30 lineal fd per unit for Single-family Detached dwelling units; and 

b) 15 lineal ft. per g m n d  Roar unit for dweliirrg units othm than 
Single-family Detached. 

ched dwelling units, a minimum of I00 
sq. a. of roof a m ,  for unit andlor Ule garage, which could 
allow the utilnafwn of 

The applicant has completed a solar access study for the proposed development, 
(Atfachmenf If). Solar Access Protection is achievedfor at hasf 8Qpercenf of the single 
fumiily dwellings by preserving solm exposure for 30 lineal&et of the groundfroor of each 
structure. 172e additiod requirement of retaining a minimum roof area of at least 100 
square feet for solar access is also achieved for these structwes. 

Solar Access Protection is also accompfished for 8UperceH of the duplex, triplex, and 
multiplex buildings at a rate o f f  5 Zineai feet per groundJloor unit. 
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PART I1 

DETERMINATlrON OFA MJOW =PLAT 

Applicable Land Development Code Sections: 

Section 1.6.20 - COMMON WORDS 

Replat (Major) - Land use process that is used when parcels within a recorded 
Subdivision are reconfigured such that four or more parcels are created or deleted in a 
calendar year. Pmedures for this type of Sand use application are outlined in !hction 
4 -2.1 10.03 - Special Development, Chapter 2.4 - Subdivisions and Major Repiats, and 
Section 2.4.50 - Major Replat. 

I Section 2.4.50 - W O R  REPLAT 

An application for a Major Replat shall be reviewed and processed in accordance with 
the TenMive and Finat SuMvision Plat p ures in Sections 2 - 4 3  and 2.4.40 
above. 

As described above, the subject Planned Development proposal would result in the 
reconJiguration of lots that were created through the original Seavey Meadows Detailed 
Development Plan. 77w Final Plat for Seavey Meadows, Phase I ,  created 32 residential 
lots and two tracts. proposed development modz3es the existing lorn-ngpattem and 
reduces the number of lots to 15, including three tracts, (Attachment f$l. 

Section 24-30 - TEIUTATNE REVIEW PROCEDURES 

When an application is filed for a Subdivision, it shall be reviewed in accordance with the 
following procedures. 

2.4.30.04 - Review Criteria 

b. Rsidential Subdivisions - Requ for the appmvat of a Residential Tentative 
Subdivision Plat shall be reviewed to ensure consistency with the clear and 
objectiie approval standards contained in the folkwing: the Cii's development 
standards outlined in the applicable underriying Zoning DesignatSon hndards in 
Adicle IiI of this Cod development standar& in te N of this Code; the 
standards of all aekn ged City Facitity Ma*r Plans; the adopttrd Ci 
Dw@m CWriia Man ado- Ore%;lon 8miaPity W e ;  tfte 
adopted htemationai Fire Code; the adopted City Standad Constnrction 
Specifications; the adopted City ention and Sedi 
Ordinance; and the adapted City 
following criteria shall be met for Residential Subdivisions and the application 
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shall demonstrate adherence to them: 

1. Consi&nq the apprimble deveio standards, including the 
applicable Pedestrian Oriented Design Standards; 

2. Presewation andlor protetection of Significant N-ml Features, consistent 
with Chapter 4.2 - Landscaping, Buffering, Screening, and Lighting, Chawr 
4.5 - Natural Hmrd and Hillside Development Provisions, Chapter 4.41 - 
Minimum Assured Development A m  (WIADA), Chawr 4.12 - Significant 
Vegetation Protection Provisions, and Chapter 4.43 - Riparian Corridor and 
Wedand Provisions. shall aho be designed along contours, and 
strum- shag be designed to fit the topograptrp of the site to ensure 
compliance with these Code sbndards; 

3. Land uses shaIf be those that am by the existing 
underfying zoning designation. 

4. Excavation and grading shall not change hydmlogy in 
quantity and qualm that supports existing Localiy Significant WMands 
andlor Riparian Corridors that are subject to Chapter 4.43 - Riparian 
Corridor and Wtttfand PmWons. 

A Residential Subdivision that conforms to these criteria is considered to meet all of 
tk m p G M l i t y  &nd;prds in this Swtion and shall be approved. A Residenfiial 
$ubd&bion that invoives; Uses subject to Plan Commbility or Gonditional P3 

F 

Development review, or that involves a Zone Change, shall meet the applicable 3 - 
compatibility criteria for those Plan Compatibility, Condbnat hvetopmctnt, and Zone - - 
Change applications. .i.i 

s 

Part 1 of this project narrative has responded to all ofthe LDC criteria identijied above, 
E 
C 
0 

except for the platting standards that are contained in Chapter 4.4 and portions of Chapter + m 
4.0 regarding land for public purposes. 172e remivzder of this nurrative focuses on these 3 
standards as they apply to the subject proposal. 

Section 4.4.20 - GENERAL PROVISIONS 

4.4.20.01 - Applicability 

All Land Divisiom shall be in the nequiments of the applicable zone 
and this Chapter, as well as with a11 other applicable provisions of this Code. 
Nlodidicagens to ahawe reqluisenaeh may be made thmlagh Ure pmduss9 in Chapter 
2.5 - Ptanned Devslopment. 

a. Gmeml - hmm, width, and s k w  of blocks shalt be h& on the pmvision of 
adequate lot size, street width, and circutation; and on the limitations of 
towmphy. 

b, Size - Blocks shall be sized in accordance with the Block Perimeter provisions 
within Section 4.0.60.n of Chapter 4.0 - Ilmprovements Required with 
Development. 
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As discussed in the Circulation Section of Part I of this narrative, the public street pattern 
established by the original Semey Meadows subdivision is not altered by the subject 
proposal. New blocks are formed as a result of the infroducrion oftwo newprivt&e alleys. 
27ie size and shape of these blocks is consistent with the standards contained in LDC 
Section 4.0.60(n). 

4.4.20.03 - Lot Requirements 

a. S i e  and Shape - Lot site, width, shape, and 
the b a t i o n  of the Subdivbion and for the (Use Type d. No lot shall 
be dimensioned to contain part of an existing or pro AII lots shaft be 
buildabk, and depth shall generally not exceed 2.5 times the average width. Lot 
sizes shall not be less than required by this Code for the applicab 
and width of properties resewed or laid a& for commercial a d  in 
purposes shall be adeqwte to 
required by the type of use pro 
Chaptrsr 4.1 - Parking, Loading, an 

Each of the proposed lots is consistent with the standards described above. No lot is 
smaller than the minimum allowed in the RS-12 zone, all of the lots are buildable, and the 
dimensions of each lot do not result in the depth of any lot being more thun 2.5 times its 
width, (Attachment a. 

b. - Each lot shall abuE a &-er than an all- br  e disbnee of at teast 
25 ft. unless: 

I. Thelotisc through a Land Partition or Minor Replat, in which case 
Section 4.4.30.01, below, shall apply; andlor 

2. The I d m  the exem@ion in "a," or "b," belowr: 

a) Residential lots involving Single-famity Detac 
Attached, two units; or Duplex dvveflings, 

1) Front doors are Iess tban 100 ft. fKlm a street and are 
a ilk or mufti-use path; and 

2) Vehicular access is provided via an alley. 

With the exception of the lots created for buildings 19 and 20 fitached homes), each of the 
proposed lots fi-onts on a public street other than an alley for a distance of at least 25 feet, 
(Attachment m. Lots f and 2, which are occupied by Buildings 17 and 18, will fiont on a 
Tract 'C'for a distance of at least 25 feet. 

The primary reasons for requiring a lot to have a certain amount of streetfiontage is to 
ensure the lot is accessible fiom a public right-of-way and that suficient width is &orded 
to accommodate a driveway and utility connections. Tract 'C' will be commonly owned 
and maintained so that rights of access cannot be eliminated or compromised by a single 
property owner. Vehicular access to andfiom Sorrel Place will be possible across the tract 
due to the proposed construcfion of a$re-boot turn around and a drivable basketball court 
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within the tract. Necessary utility connections will be installed underneath this circulation 
area so that both of the detached homes mcry be served. To facilitate each of these 
functions, the applicant proposes to place a public access and maintenance easement over 
the tract. As a result of these design considerations, the benefits#om having a lotfiont on 
apbl ic  street are achieved in an alternate manner with the same results. No additional 
measures are necessary to achieve consistency with t h  intent of the standards cited above. 

d. Lot Side Lines - Side lines of lots, as much as practicable, shaH be at right angles 

e. Lot Grading - tot grzlding shali conform to Chapter 4.12 - Significant Vegetation 
P PmvWwi~~; and the exwvation and fifl ions. 

g. Large Lots - In dividing land into large lots that have potential for future further 
Subdivision, a conversion phn shall be required. The conversion plan shall 

extsnsiotrs, &if@ extensions, and lot 
developed to &mprehensive Bta 
I wiil not inhiba dcav&pmM of adjacent Iands. 

As shown on Attachment 'H', side lot lines of each of the proposed lots are at right angles - - 

tu the streets theyJ;ont on to the extentpr~:ticable. U) 
P 

3 
The site's topography is essentiallyflat and none of the existing vegetation is subject to - - - 
protection measures contained in LDC Chapter 4.12. The preliminary excavation and +I, 

s 
g~adingplan demomtrates thal- the deveiopmnt wiIE retain the overdl existing topography Q) 

E 
and be consistent with the City's grading standards, Qttachment K). t 

2 .g 
While the lots proposed to contain the tnpltrx and multiplex units are large enough to be 4 

Jicrther subdivided, the applicant has no intent of doing so in the future. Any request to 
accomplish this would have to be approved though a subsequent Planned Development 
approval that would afford the opportunity to address street a d  utility extensions and 
lotting patterns. 

Section 4.0.100 - LAND FOR PUBLIC FURPOSES 

a. Easements for public sanitary sewer, water, storm drain, streetlight, transit, 
n and bicycle facilities shall be provided whenever these facilities are 
&id@ a public MMdmay. The minimum easemnt wish for a singfe 

Mil* is 15 ft. The minimum easement widttr for two a 
The easement width shalt be centered on the ulifi* to t 
pradicabte. Wider -erne& may be required for unusual& d m  mffitim. 

e. Where street, trail, utility, or other rightssf-way andlor easements in or adjacent 
to development sites are nonexistent or of insumient vvidthi, dedicatiow may be 
required. The need fur and widths of MWo118 &all be ined by 
the City Engineer. 
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f. Easements or dedimtions required in conjunction with Land Divisions shall be 
recorded on the Final Plat. For developments not invohring a Land _C)&sion, 
easments andlor dedications shall be ed on standard f o m  p 
the C'm Engineer. 

II7ze proposed tentative plat shows the lucatiom of the site wkere addih'om2 right-ofway is 
to be dedicated and where pubtic easements are granted to facilitate the construction and 
maintenance ofpublic infiastrwtiw-e. Easements and dedications will be finalized through 
necessary doaunentation and in conjz~nction with recording the Final Plat. 

g. Environmental assessments shall be provided by the developer (grantor) for all 
lands to public or City. An envimnmenhi assessment shal 
include i ry for the C l i  to evaluate potentiall liability for 
environmental hazards, contamin 
dedicated land. 
acceptance of d 

1. The initial environmental assessment shall detail the history of ownership 
and general use of the land by past owners. Upon review of this 
infomtion, as weit as any site t'nvestigation by the City, ltZte Director will 
determine if the risks of potential contamination warrant further 
investigation. If further site investigation is warn-, a Level I 
Enviro ment @half Iba pravidlad by the gantar; as dwt ibsd 
in "2," below. 

Level l Envlmnmenbl entrr shall include data collectbn, site 
reconnaissance, and aration. Data collection shall include 
review of Ofegon Deparbnent of Environmental Quality words, G i i  and 
County fire department pswonnerl 
regarding citations or e e site or 
sumunding sites that may impact the site7 review of avaiiaMe historic 
aeriai p mphs and maps, Snb with eutrertt and avaifable past 
owners of the site, and other data as appropriate. 

Site m n a i s s a m e  shali include a wal 
check for physical evidence of potentia 

ateriak, and reco 

3. If a Level I Environmental Assessment concludes that additional 
environmental aludies 
pennb shall be h u e d  
remediation is complete 
environmental studies an 
expense of the developer 
refuse accemnce of la 
of liability from previous contamination is found. 

Prior to the Final Plat being recorded, an environmental assessment of all lands proposed 
for dedication to the City will be performed consistent with the requirements noted above. 
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SURROUNDING USES 
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EXISTING COMPREHENSIVE 
PLAN DESIGNATIONS 

Subject Propem 

_r 

VZA Residential Medium Density - 
Residential Medium-High Density 

r 1  General Indushial 
0 

Scale: 3." = 200' 
I I 
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EXISTING ZONING DESIGNATIONS 
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PHASE 1 - DETAILED DEVELOPMENT PLAN 

SEAVEY MEADOWS 
P U N N E D  DEV" ?PMENT APPLICATION &m%nGPlonmn&PC 
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BUILD1NQMPE:TRIPLW Y BUILDINGS: 3 VEHICLE PARUNG 
TOTAL DEVELOPMENTCOMMON OUTDOOR SPACE TOTAL DEVELOPMENT COMMON OUTDOOR SPACE 

BUILDING* 1.2.3 P UNITS: 9 (U 1.91 REqUIRE08X2.5=22.6 BIKE PARXINO (PHASE 1 AND PHASE 2 WISENIOR QUADS) (PWASE 1 AND PHASE 2 -ALTERNATE FAMILY) 

(8) 3 BEDROOM TOWNHOUSE 1.237 SQ FT 10% TRANSIT REDUCTION - 20 REQUIRED z w  
(9) WI 1 CAR QARAGE 241 SQ FT 18 ARB IN GARAQE OR DRIVEWAY, I BR 6 2.BR UNITS: 27X 200 - 3,400 9 BR 6 2.BRUNITS 19X 2W - 3.800 

2 ON STREET 3-BR UNITS' 18 X 300 - 4,WO 3-BR UNITS: 24 X 304 09- 7.200 

BUILDING TYPE: S-PLEX X BUILDINGS: 3 9.900 SF REQUIRED 
11,000 SF REQUIRED 

BUILDINGU.4,.8,8 X UNW: 15 (U 10.24) VEHICLEPARKING 79.3 BIKE PARKING 19.3 
WJIRED: 8 X 1 = 8 REQUIRED. 8 X 7 -6 

(3) 2 BEDROW ADA FIAT 876 SOFT 3X1.5.46 3X1.5-46 COMMONS Ln: 4,270 SF COMMONS X2: 4.270 SF 

(812 8EDROOMIOWHWSE W3 80 F7 (IX1.1.9 8X1.S-9 
11.070 SF PROVIDED 11.070 SF PROVIDED 

PROVIDEO: 20 PROVIDED: 9 IN UNIT STORAGE 
12 iNBlKESHED PLUS 3.040 SF SPORT COURT FOR BASKETBALL PLUS 3,WO SF SPORT COURTFOR BASKETBALL 

BUIWINGTYPI: DUPLEX X BUILPINGS: 2 
BUILDING L. I, V X UNITS 4 (U 2628) VEHICLE PARUNG BIKE PARUNG 8 

EOUIRED: 4 X 1 6  r 8 REQUIRED! 4Xi.5 - 8  
AN0 PROVIDED. 4 IN UNIT STORAGE PHASE 2 - LOTCOVERAGE 

BUILDING QUAD OR FOURPLEX # aIJlLVlNG9: 2 
REOUIREO: 8 X 2.6- 20 
TOTAL REQUIRED -28 

2 IN BIKE SHED 

BUILDING I I .  10. 11 XUNRS: (I W2q.M) TOTAL PROVIDED- 24 BIKE PARKING 20 
10% REDUCTION FOR TRANSIT 

PROVlDED: BIN UNITSTOWIOE STOP LOCATED WilN ZOO FT 
12 IN BIKESHED 4.5.5.7 11 39.141 12,885 32.9% 

EO <ROO E 8.5; 8 BIKE PAWN 1.2.3 12 27.272 11,376 41.7% 
COMMUNI ON STREET PARKING REQUIRED: 10%=2 

PROVIDED; 2 ON PORCHES 
NOTE' lot ooveispefor lo1 10 Ir nolad as ~lW*l mflable 
building snvelops it Used lor Bathelquad or lourpbx. 

f 
2 

PHASE 2 - DETAILED DEVELOPMENT PLAN 
A 
..A 
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TRIPLEX ALTERNATE: 
NOT DESIRABLE TO CONNECT HOUSES 
DIRECTLY TO THE SIDEWALK AT CONSER. 
PREFERRED DESIGN IS THE TRIPLEX WITH 
CONNECTION OF HOUSE TO ALLEY AS 

QUAD OR FOURPLEX ALTERNATE: 
BOTH SENIOR QUADS (EXHIBIT GI) AND 
FAMILY FOURPLEX (EXHIBIT G2) ARE 
SHOWN PROPOSAL WOULD LIKE THE 
FLEXIBILiTY TO DO EITHER SCHEME. 

SHOWN ON EXHIBIT G I .  / / I 

PHASE 2 - DETAILED DEVELOPMENT PLAN - ALTERNATES 
1"=30' @ 1 I ALTERNATE I 



NORTHSTAR SURVEYING, INC. 1 

720 N.W. 4th Street 
Corvaliis, Oregon 97330 

Phone: 541-757-9050 

LOT & TRACT AREAS 
LOT 1 - 3.311 50'r LOT 10 - 27,075 SQlT 
LOT 2 I 4,637 SO"  LOT 11 - 39.1bI SOFT 
LOT S - 1.7+7 SOFT LOT 12 m 27.172 S O "  
LOT 4 - 2,717 SOFT TRACT A - t I .920 SPFl 
LOT 5 - 2,747 SOFT TRACT 8 r 10.072 S O "  
LOT 8 - 1.717 SO" TRACT C - 3.621 SOR 
LOT 7 - 1.865 s m  momava R/W DEWCATION . $4966 w1 
LOT 6 - %476 SOFT RESULTbNT OURRNlT mACT - 16.527 SOi? 
W T  9 - 4,657 S W T  

CURVE DA JA 

TENTATIVE PLAT 

SEA VEY MEADOWS 
WLLAMETTE NElW80RHDW HWSINO SERMCES 

SE 1/4 SECTION 24 & NE 1/4 SECTION 25, 
TOWNSHIP 1t SOUTH. RANGE 5 WEST, WlLAhlETTE MERIDIAN 

CORVALLIS. BENTON COUNTY, OREGON 

FEBRUARY H. 2008 
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m CONSER STREET 

I 1-3 1 - EXISTING TREES ON SITE PLAN SCALE 1' -30'0" NORTH 

I PLANT LIST 
u w  

NOTES 
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IMPACTED WETLANDS 

TO BE PRESERVED 
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NEW RUVAle &LET 

I STREET SECTION 
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BCALE 114' . l.0' 

- E16. 
1 1e~ ROX f ; t v  + W' ROW i I I &!yg.j if , 

r NW 440 E X I I T M  WEaEL ?LACE 

STREET SECTION KALE "1. . iS.w SITE ORADING NOTES 
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EXlOn*Y. J A M R  GTSEET 

STREET SECTION b U L e  INx ('-0' 

SITE GRADING AND PAVING PLAN 
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8m UTILITY NOTE8 

0 NSW FIRE HTDRlUIT 

@ WU m I C  WTER LiWS PROWDE ID WBLIC UrlLiTI EAOEI1.NI 

@ C.WP nEiER M R  M T I F L E  W I L D W M  

@ W I W W A L  nEiEM POR bWLE DWELLlNOB ON eEPILMTE LOT8 

@ NEW 1411YA1E EWER LINE 10 BEWlCE W i l P L E  LYIILDUY.8 PRDYjRE 4 1 a 6  
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e i m w ~  n u  .w.teree ww o-m y r i ~ i i r  Norirlcnrlm ceNrrh 

tD z SITE UTILITY PLAN 
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=ALE 8' . 3m 

z 
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Q 
A 
CD 
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I 
SOLAR DIAGRAM - NOVEMBER 21 10:OO AM 

SOLAR DIAGRAM - NOVEMBER 21 12:00 PM W 

..A I 
su~nri DIAGRAM - NOVEMBER 21 2:00 PM @ 

I I*- 
SOLAR DIAGRAM - NOVEMBER 21 11 :00 AM 

- 
i 

SOLAR DIAGRAM - NOVEMBER 21 1'00 PM 

PHASE 2 - (10) MULTI-FAMILY BUILDINGS 10 X 80% = 8 

BUILDINGS WITH 15 LINEAR FEET PER GROUND FLOOR UNIT SOLAR PROTECTION IS PROVIDED 
//FOR THE EXISTING 4PLEX 1, 2, 3.8, 9, and 80% of 5 and 6 and 50% of bu~ldlngs 10 8 11 

bu~ldlng 4 does not comply 5 
BUILDINGS 1,2,3,4, 5,6, 8,9, and 10ARE PROTECTED FRO 
SHADE. BUILDINGS 11 is NOT. 

I\ BUILDING k 

PHASE 1 - (7) SINGLE FAMILY LOTS. / / 
ALL LOTS ARE MINIMUM 41 FEET IN 
EAST-WEST DIRECTION. 

ALL BUILDINGS ARE MINIMUM 30 
]FEET IN EAST-WEST DIRECTION. 

J BUILDINGS 14. 15. 16,17, 18 and20 
ARE PROTECTED FROM SHADE. 
PORTIONS OF BUILDING 19 ARE NOT. 

PHASE 1 IS IN COMPLIANCE. 

I I- 
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I 
SOLAR DIAGRAM - NOVEMBER 21 10:OO AM 

I 

I 
SOLAR DIAGRAM - NOVEMBER 21 12:OO PM 

SOLAR DIAGRAM - NOVEMBER 21 11'00 AM 

I' -I 

SOLAR DIAGRAM - NOVEMBER 21 1:00 PM 

PHASE2 - (10) MULTI-FAMILY BUILDINGS 10 X 80% = 8 

BUILDINGS WITH 15 LINEAR FEET PER GROUND FLOOR UNIT: SOLAR PROTECTION IS PROVIDED 

1, 2 ,  3, 8,9,10,11 and 80% of 5 and 6. Building 4 does not comply. FOR THE EXISTING CPLEX. 

BUILDINGS l , 2 ,  3,4,5,6, 8.9, and 10 ARE PROTECTED FROM 
SHADE. BUILDINGS I 1  is NOT. 

I 
SOLAR DIAGRAM - NOVEMBER 21 2:00 PM 

PHASF 2 IS IN COMPLIANCE. PHASE 1 - (7) SINGLE FAMILY LOTS / 7 X 80% = 5.6 = 6 

ALL LOTS ARE MINIMUM 41 FEET IN 
EAST-WEST DIRECTION. 

ALL BUILDINGS ARE MINIMUM 30 
- /FEET IN EAST.WEST DlRECTlOh 

'BUILDINGS 14, 15.16.17, 18 and 20 
AREPROTECTEDFROMSHADE 
PORTIONS OF BUILDING 19 ARE NOT. 

PHASE 1 IS IN COMPLIANCE. 
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1STFLOOR P U N  2ND FLOOR P U N  

SIDE 
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- L ~ o s ~ G s ~ A . . > r 5 ~  
BACK 

wria* iaolm&l,8?.t ,moFToT&,~"wI 

3-BEDROOM TRIPLEX, TOWNHOUSE ,,-,.. &&lm7d" 

FLOOR P U N S  AND iLEVXTIONBARE 
TIPICAL FINAL DESIGN MAY VARY, BLIT 
WILL COMPLY TO PO0 DESIGN 
STANDARDS 

TYPICAL EXTERIOR UATERIALS 
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%ST FLOOR PLAN ZND FLOOR P U N  

i r 
U U D W L ~ l " ' ~ ~ , . C . * X w ~ m , L F ~  

SIDE 

FLOOR PUNS AND ELEVATIONS ARE 
TYPICAL. FINAL DESION M Y  VARY, BVT 
WILL COMPLY 10 POD DESION 
STANDARDS 

SIDE BACK 

FIVE-PLEX 
118"=1'4" 

7eFt B P T  

TYPICAL EXTERIOR MATERIALS. 
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NPICAL FINAL DESIGN MAY VARY. BUT 
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I 1- 
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To: Date: 

David Dodson, Willamette Valley on, P N  America, Inc. 02/25/2008 
Planning 

Subject: Seavy Meadows Traffic Impact Study Addendum 

Memo Summary 

This memo serves as an addendum to the May 2007 Seavy Meadows Traffic Impact Analysis performed by 
P N  America. A t i p  generation analysis was conducted for the revised and alternative Seavy Meadows 
development plans. The traffic analysis of this revision results in no significant changes in traffic 
operations for the study area intersections. 

, Revised Develo~ment Plan 
I 

t 
The revised development is anticipated to include 6 one-bedroom units, 2 senior living quads (8 units), 13 
two-bedroom units, 9 three-bedroom units, and 7 single family homes. The development will occur over two 
phases with a total of 43 dwelling units. An alternative plan has also been evaluated with 8 additional three- 
bedroom units in place of the 8 senior living units, remaining with a total of 43 dwelling units. Opening year 
for the revised development plans is assumed to be 2009 with full build complete in 201 0. 

I Trip Generation 

A trip generation analysis was conducted for the proposed residential housing. The traffic generated by the 
site was calculated using a per-unit trip generation rate from ITE Trip Generation Manual, 7th Edition. 

The JTE trip generation land use, Single-Family Detached Housing (#210) and Residential 
Condominium/Townhouse (#230) were used for the single family and attached three-bedroom units of the 
development. ITE trip generation land use, Apartment (#220) was used for the one and two-bedroom multi- 
family units and Senior Adult Housing (#252) was used for the senior quads. 

Under the revised build-out developrnent plan, a total of 37 trips are generated during the AM peak hour, 8 
trips entering and 29 trips exiting the development. During the PM peak hour, a total of 49 trips are 
generated, 32 trips entering and 17 trips exiting the development. Table 1 shows the result of the trip 
generation analysis for the revised deveiopment conditions. 

Under the alternative development plan, a total of 41 trips are generated during the AM peak hour, 9 trips 
entering and 32 trips exiting the development. During the PM peak hour, a total of 54 trips are generated, 
35 trips entering and 19 trips exiting the development. Table 2 shows the result of the trip generation 
analysis for the alternative development conditions. 

Under the original (May 2007) proposed build-out conditions, a total of 42 trips were generated during the 
AM peak period, with 10 trips entering and 31 trips exiting the development. During the PM peak, a total of 
56 trips were estimated to be generated with 35 trips entering and 21 trips exiting the development. 

P N  America. Inc. 
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traffic mobility logistics. 

Table 1. Revised Development Trlp Generation Analysis 

* 

Table 2. Alternate Development Trip Generation Analysis 

Tris Distribution 

The trip distribution remains unchanged from the May 2007 Analysis. 

Based on the trip generation analysis results, the revised and alternative development plans for Seavy 
Meadows generate less trips than estimated under the original proposed development plan from the May 
2007 analysis. The May 2007 analysis is more conservative and identified no operational deficiencies, nor 
recommended any mitigation measures for the study intersections. Therefore, the Seavy Meadows 
Development, under revised or alternative development plans, generates no significant traffic impact and 
subsequently requires no mitigation to the study intersections. 

P N  America, Inc. Page 2t2 
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EXECUTIVE SUMMARY 

Willamette Neighborhood Housing Services proposes to construct a residential development 
south of Conser Drive at the intersection of Jasper Street in Corvallis, Oregon. The proposed 
development is anticipated to include 20 multifamily units, 10 townhouses, and 13 single 
family homes. Direct access to the site will be provided via Jasper Street. The development 
will be constructed over a two-phase period with full build-out anticipated in 2010. 

The findings of the intersection operational analysis docuniented in this study are summarized 
below. 

Summary of Intersection Operational Analysis Findings 

1. Unsignalized LOS and V/C ratio represents operations of critical movement only 

RECOMMENDATIONS 

As shown in the table above, no operational deficiencies are identified under background (no 
build) or future (build) traffic conditions; therefore, no mitigation measures are recommended 
as a result of the traffic generated from the proposed Seavy ~ e a d o w s  development. 

1 
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INTRODUCTION 

PROJECT DESCRIPTION 

Willamette Neighborhood Housing Services i; proposing tp construct a residential 
development south of Conser Drive near the intersection of Jasper Street in Corvallis, Oregon. 
The proposed development is anticipated to include 20 multifamily units, 10 townhouses, and 
13 single family homes. The project site, as shown in Figure 1, is predominantly vacant land, 
with an existing 4-plex on site. Jasper Street will provide direct access to the development site. 
The development will be constructed over a two-phase plan, with Phase 1 completion in 2009 
and full build-out with Phase 2 in 2010. The site layout is shown in Figure 2 ,  

SCOPE OF THE REPORT 

This report identifies the traffic impacts associated with the Seavy Meadows residential 
development, and was prepared in accordance with the City of Corvallis Transportation 
System Plan and Development Code requirements for Traffic Impact Analyses. An intersection 
is considered "impacted" when the development generates 30 or more trips through the 
intersection during the peak. Based on this guideline and direction from City of Corvallis staff, 
the following study intersections were selected for operational analyses: 

Conser Drive / Jasper Street 

Conser Drive / Seavy Avenue 

0 Conser Drive / Walnut Boulevard 

0 Walnut Boulevard / Circle Boulevard 

This report addresses the following transportation issues for the study area: 

2007 existing transportation system conditions during A M  and P M  peak 
periods; 

Forecast 2010 background traffic conditions (No Build) during A M  and P M  
peak periods; 

Trip generation and distribution estimates for the proposed development; 

0 Forecast 2010 total traffic conditions with site generated trips during A M  and 
P M  peak periods. 

PTV America, inc 
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EXISTING CONDITIONS 

The existing conditions analysis provides an inventory and the current operational 
characteristics of the transportation facilities in the study area. The purpose of this 
analysis is to provide a baseline comparison to  future conditions. 

The site of the proposed development was visited and inventoried in May 2007 to 
collect information regarding site conditions, adjacent land uses, existing traffic 
operations, and transportation facilities in the study area. 

SITE CONDITIONS AND ADJACENT LAND USES 

Willamette Neighborhood Housing Services is proposing to construct a 43-unit residential 
development south of Conser Drive near the intersection of Jasper Street in Cowallis, Oregon. 
The existing development site is mostly vacant land, with an existing residential 4-plex on site. 
The development site is currently surrounded by wetlands, open field land, and residential land Q) * 
use. 

TRANSPORTATION FACILITIES 
.v 
s 

Roadway Facilities c i! 
As shown in Figure 1, access to the site will be provided via Jasper Street. Other key 0 

ts 
.v 

transportation facilities in the area will also be affected, such as Conser Drive, Walnut 3 
Boulevard, and Circle Boulevard. Table 1 displays the functional classification and 
characteristics of the study area roadways. Existing lane configurations and current traffic 
controls are shown in Figure 3. 

Table I 

Classification and Characteristics of Study Area Roadways 

Jasper Street 

Conser Drive 

Seavy Avenue 

, 
Local 

Walnut Boulevard 

d& PTV America; Inc 

Collector 

Collector 

Principal 
Arterial 

/ 35 1 2 1 3  1 Y e s  1 Yes 1 No 1 
Circle Boulevard 

tiafilc mobility logoriirz. 

25 

Principal 
Arterial 

/ 35 1 5 1 Partial I Yes 1 NO 1 

2 
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25 

2 

2 

2 

Yes 

Yes 

Partial 

Yes N o 

Yes 

No 

N o 

No 



Signalized lntersections 
The intersection of Walnut Blvd / Circle Blvd is currently operating as a signalized intersection. 
Left turn lanes accommodate protected-permissive left turn phasing for all approaches. A 
right turn pocket accommodates right turns from Circle Blvd to the entrance of the Hewlett- 

+ Packard campus on the south approach. 

Two-Way Stop-Controlled lntersections 
The T-intersection of Conser Drive / Jasper Street has a stop sign on the south approach. The 
T-intersection of Conser Drive / Seavy Avenue has a stop sign on the east approach. A small, 
raised island prevents heavy truck access to Seavy Avenue while maintaining all possible 
movements for smaller vehicles. Both intersections provide shared single lanes on all 
approaches. The T-intersection of Conser Drive / Walnut Blvd has a stop sign on the north 
approach, and a left turn lane accommodates left turns from Walnut Boulevard. 

0 1 * 1 

Y? All-Way Stop-Controlled Intersections 
There are no all-way stop-controlled intersections in the study area, 

Pedestrian and Bike Facilities 
0 
(tl Low to moderate amounts of pedestrian and bicycle activity were observed in the study area 

3 adjacent to the site. Hewlett-Packard as well as other area employers attract commuter 
bicycle trips. Pedestrian facilities are well connected through sidewalks. Bike 'lanes are 
provided along all collector and arterial roadways in the study area. 

Transit Service 
Bus service in Corvallis is provided through the Con/allis Transit System (CTS). Of the eight 
routes serving the city, the Seavy Meadows area residents may potentially utilize two routes. 
Route 1 serves the downtown Corvallis transit center, OSU, northwest Corvallis, Timberhill 
Shopping Center, and Hewlett-Packard. The closest service point along route 1 to the 
proposed development is at the intersection of Walnut Blvd and Conser Drive. Route 7 serves 
the downtown Corvallis transit center, OSU, Hewlet Packard, northeast Corvallis, and Good 
Samaritan Hospital. The closest service point along route 7 to the proposed development is at 
the intersection of Conser Drive and Jasper Street. Service is provided on weekdays from 
approximately 6:00 am to 7:30 pm, and on Saturdays from approximately 9:00 am to 5:00 pm 
with one hour headways. 

PTV America, Inc 
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TRAFFIC VOLUMES AND PEAK HOUR OPERATIONS 
Manual turning movement counts were obtained at the study intersections on May 9, 2007 

during the morning (7:OO - 9:00 am) and evening (4:OO - 6:00 pm) hours. Based on these 
counts, the peak hour periods were determined to be between 7:30 - 8:30 am and 5:00 - 6:00 
pm. The 2007 weekday peak hour turning movement counts are shown in Figure 4. 

Existing Levels of Service 
A level of service (LOS) analysis was conducted for each intersection to determine current 
operating conditions. Level of service describes the quality of traffic flow at an intersection. 
An LOS "A" is the best and an LOS "F" indicates a failing intersection. This analysis reports 
the signalized intersection level of service based on the volume-to-capacity ratio, as defined by 
the City of Corvallis Transportation System Plan (TSP). Unsignaiized intersection level of 
service is based on the intersection's capacity to accommodate the worst or critical movement. 

The volume-to-capacity ratio (vlc) is the ratio of the current or projected demand to the 
t" 

capacity of the facility. While the maximum v/c ratio measured at full saturation can be no V )  

greater than 1 .0, it is possible to produce a y/c ratio greater than 1.0 when the volume is 
3 - - - 

compared to an estimated capacity, such as that from the 2000 Highway Capacity Manual CI s 
(HCM 2000). A v/c ratio greater than 0.90 i s  an indication that the estimated capacity is 
insufficient for the project demand and queuing is likely to occur. 

i! 
C 
0 
63 * 

TRAFFIXTM, a computational analysis program developed by Dowling Associates, inc. was used 3 
to calculate the intersection delay, v/c ratio, and LOS for unsignalized intersections. The v/c 
ratio calculated by TRAFFIX was used to calculate the LOS for signalized intersections as per 
the City of Corvallis TSP. This analysis conducted using TRAFFIX was based on the 2000 
Highway Capacity manual methodology. Output sheets from TRAFFIX are available in 
Appendices. The results of the existing conditions (2008 No-Build) analysis are shown in Table 
2. 

Recommendations for improvements are made when intersections are projected to operate 
below level-of-service (LOS) 'D'. An intersection must be operating at a LOS 'Df or better to 
meet the minimum LOS requirements set by the City of Corvaltis. 

$ --, PTV America, inc $& 
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Table 2 

Level-of-Service: Existing Traffic Conditions 

I Conser Dr / Jasper S t .  

Conser Dr / Seavy Ave 

1. Critical movement (unsignalized) 

I Conser Dr / Walnut Blvd 

Attachment M-140 I 

2-Way 
Stop 

2 -Way 
- Stop 

A M  

PM 

A M  

PM 

A 

A  

B 

B 

9.7 

9.8 

O.OS(WBL) 

O.OS(WBL) 

10.3 

11.2 

0.1 O(WBR) 

0.1 O(WBR) 



TRAFFIC IMPACT ANALYSIS 

The traffic impact analysis estimates how the study area's transportation system will operate in 
the year each development phase will be fully developed. The impact of traffic generated by 
the Seavy Meadows development during the weekday A M  and PM peak hours was analyzed 
as follows: 

The planned developments were identified and reviewed 

The background weekday AM and PM peak hour traffic conditions for the year 2010 
(no build) was analyzed. A two percent growth rate was applied to the existing traffic 
volumes to account for regional growth. 

The future weekday A M  and PM peak hour site generated trips were estimated for 
each development phase year. 

A trip distribution pattern was derived through a review existing traffic volumes and 
possible commuter routes to regional destinations. 

M 
V )  

3 
BACKGROUND TRAFFIC CONDrTlONS - - - 

-w 
The background traffic analysis identifies how the study area's transportation system will s 
operate in the year the full development will be complete, but does not include trips generated E 

L: from the development. Only regional growth factors are applied to the existing traffic o m 
volumes to account for future growth in the region. This analysis provides a baseline -w 

comparison for estimated conditions with the proposed development. 
2 

Future Traffic Volumes 
Background peak hour traffic volumes were forecast for the year 2010 to account for 
anticipated growth in the study area. A growth rate of 2 percent per year was applied to the 
2007 traffic volumes for this forecast, as recommended by the Corvallis Transportation System 
Plan for planning level studies. The background traffic volumes forecast for 2010 are shown in 
Figure 5. 

Level of Service Analysis 
Using the forecast (no build) turning movement volumes, an operational analysis was 
conducted at the study intersections to determine the 2010 background traffic levels of 
service. Existing lane configurations were used for all scenarios in this analysis. As shown in 
table 3, all study intersections are forecast to operate at acceptable levels of service for the 
year 201 0 without the presence of the development. 

. . 
Lraffir mobility log~rticr. 
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Table 3 

Conser Dr / Walnut Blvd 

Conser Dr / Jasper S t  

1. Critical movement (unsignatized) 

2-Way 
Stop 

Walnut Blvd / Circle Blvd 

PROPOSED DEVELOPMENT PLAN 
Willamette Neighborhood Housing Services is proposing to construct a residential 
development south of Conser Drive near the intersection of Jasper Street in Corvallis, Oregon. 
The proposed development is anticipated to include 20 multifamily units, 10 townhouses, and 
13 single family homes. Jasper Street will provide direct access to the de~elo~pment site. The 
development will be constructed over a two-phase period, with Phase 1 completion in 2009 
and full build-out wig 'hase 2 in 201 0. 

TRIP GENERATION 
A trip generation analysis was conducted based on the proposed housing land use types. The 
traffic generated by the site was calculated using a per-unit trip generation rate from the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 7th edition. One "trip" is 
defined as a person leaving from or arriving at the development. The ITE trip generation land 
use, Single-Family Detached Housing (#210) and Residential Condominium/Townhouse 
(#230) were used for the single family and townhouse units of the development. ITE trip 
generation land use, Apartment (#220) was used for 20 multi-family units. Under the 
proposed build-out conditions, a total of 42 trips will be generated during the A M  peak 
period, with 10 trips entering and 31 trips exiting the development. During the PM peak, a 
total of 56 trips are estimated to be generated with 35 trips entering and 21 trips exiting the 
development. Table 4 shows the results of the trip generation analysis for the proposed build- 
out conditions. 

A M  

PM 

Signal 

2 , PTV America, lnc $k/ 
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A  

A  

A M  

PM 

9.0 

9.7 

A  

A  

0.00 

0.00 

27.0 

25.8 

0.33 

0.40 
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Table 4 

Trip Generation 

1 230 / Sinaie-Family Detached Housina 1 13 1 19 1 5 1 14 1 17 1 11 1 6 1 

21 

220 

1 220 1 Apartment 1 2 0  1 1 5  1 4  1 1 1  1 3 0  1 1 8  1 1 2  1 

TRIP DISTRIBUTION 
The trip distribution percentages reflect traffic entering and leaving the proposed Seavy 
Meadows site. These trip distribution percentages are based on a review of existing traffic 
movements and possible commuter routes to regional destinations. Access from the site to 
the existing transportation network will be from Jasper Street onto Conser Drive. Of the total 
trips generated, 85% are estimated to head southwest along Conser Drive, with the remaining 
15% heading northeast on Conser Drive towards Conifer Boulevard and Hwy 20. Of the 
85% of the trips, 20% are estimated to head west along Walnut Blvd, 5 %  heading east Seavy 
Ave, and the remaining 60% heading .towards Circle Blvd with an even distribution turning 
east and west. This trip distribution is detailed on Figure 7 

Residential 
Condominium/Townhouse 
Apartment 

Based on the estimated trip distribution percentages, Figure 6 shows the assignment of the 
trips generated during the peak hours from the complete Seavy Meadows development. 

TOTAL TRAFFIC CONDITIONS 
The total traffic conditions analysis forecasts how the study area's transportation system will 
operate with the addition of the trips generated from the Seavy Meadows development. 

10 

20 

J, PTV America, lnc $?/ . . 
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Future Build Traffic Volumes 
The site generated trips shown in Figure 6 were added to the forecast background traffic 
volumes shown in Figure 5 to calculate the total traffic volumes. So the total traffic volumes 
include the existing volumes, plus the regional growth rate and the estimated trips from the 
development. Total traffic volumes for the build-out condition are shown in Figure 8. 

Level of Service Analysis 
Using the total traffic turning movement volumes, an operational analysis was conducted at 
the study intersections to determine the 2010 total traffic levels of service. As shown in table 
5, all study intersections are forecast to operate at acceptable levels of service for both years. 

Table 5 

Conser Dr / Jasper S t  

Conser Dr / Seavy Ave 

Conser Dr / Walnut Blvd 

1. Critical movement (unsignalized) 

2-Way 
Stop 

Walnut Blvd / Circle Blvd 

, PTVAmerica, lnc $k/ 

2-Way 
Stop 

2-Way 
Stop 

Attachment M-144 

A M  

PM 

Signal 

A M  

PM 

A M  

PM 

A 

A  

A M  

P M  

9.5 I 0.04(NBL) 

9.9 ] 0.03(NBL) 

B 
B 

B 

B 

A  

A" 

10.1 

10.3 

11.2 

12.2 

0.09tWBL) 

O.OG(WBL) 

0.1 3(WBL) 

0.1 I (WB) 

28.3 

25.8 

0.34 

0.41 
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CONCLUSIONS AND REGONIMENDATIONS 

Using Based on the results of the traffic impact analysis, the Seavy Meadows development can 
be developed while maintaining acceptable levels of service for the surrounding transportation 
system. No operational deficiencies are identified in the build out year, with or without site 
generated trips. Therefore, no analysis was required for the 20-year planning horizon or 
individual development phases, as according to City of Corvailis guidelines. The significant 
findings and recommendations of this analysis are summarized below. 

FINDINGS 

Existing Conditions 
0 During the weekday A M  and PM peak hours, all study inter~ecti~ns currently operate 

at an acceptable level of service as according to City of Corvallis standards. 

Background Traffic Conditions 
0 Under forecast year 2010 (No Build), all study intersections are expected to operate at 

acceptable levels of service during the weekday AM and PM peak hours. 

Proposed Development Activities 
The proposed development is estimated to generate approximately 42 trips (10 in / 31 
out) during the weekday AM peak hour and approximately 56 trips (35in / 21 out) 
during the weekday PM peak hour. 
Access to the development site will occur via Jasper Street to Conser Drive. 

Total Traffic Conditions 
Under forecast year 2010 (Build), all study intersections are expected to operate at 
acceptable levels of service during the weekday AM and PM peak hours. 

RECOMMENDATIONS 
Based on this analysis, no operational deficiencies were identified under background or 
total traffic conditions; therefore, no mitigation measures are recommended as a result 
of the traffic generated from the proposed Seavy Meadows development. 

PPTV America, Inc J& 
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